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Prepared for the City Planning 
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PLAN11552 

LAND USE APPLICATION SUMMARY 

Property Location: 2301 California St NE & 78 23rd Ave NE 

Project Name:  2301 California St NE 

Prepared By: Mei-Ling Smith, Senior City Planner, (612) 673-5342 

Applicant: William Boulay, LSBD Minneapolis California, LLC 

Project Contact:  Christine Pecard, ESG Architects 

Request:  To construct a new, six-story mixed-use building with 164 dwelling units and 
approximately 13,400 square feet of production space. 

Dwelling Units 164 dwelling units 

Non-Residential Uses Production: 13,400 sq. ft. 

Required Applications: 

Rezoning Petition to rezone the properties at 2301 California St NE and 78 23rd Ave NE to 
add the IL Industrial Living Overlay District to the existing I1 Light Industrial 
District 

Conditional Use Permit To allow dwelling units in the IL Industrial Living Overlay District 

Conditional Use Permit To increase the maximum height of a principal structure from 4 stories or 56 feet, 
whichever is greater, to 6 stories/ 78 feet, 4 inches 

Site Plan Review For a new, six-story mixed-use building with 164 dwelling units and approximately 
13,400 square feet of production space 

SITE DATA 

Existing Zoning I1 Light Industrial District 

Lot Area 112,777 square feet / 2.59 acres 

Ward(s) 3 

Neighborhood(s) Bottineau Neighborhood Association 

Future Land Use Production Mixed Use 

Goods and Services 
Corridor N/A 

Built Form Corridor 4 

mailto:first.last@minneapolismn.gov
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject site is 2.57 acres in size and it has an irregular shape. It is 
located at the northeast corner of California Street NE and 23rd Avenue NE, approximately three blocks to the 
east of the Mississippi River. It is a half-block to the south of Lowry Ave NE, a Goods and Services Corridor. 

The site is currently vacant. In response to a 2016 historic review letter request, CPED determined that the grain 
elevators and silos that were previously on the site were not historic resources (BZH-29114) and they were 
demolished in 2018 (PLAN6029). 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. BNSF railway tracks are located directly to the east of the 
site. The parcel directly to the north is vacant but is zoned R2B Two-Family District. The south property line is 
partially adjacent to 23rd Ave NE, which dead-ends at the subject site. The zoning adjacent to the south and east 
sides of the property is I1 Light Industrial District. There are low-density residential uses located on the opposite 
side of California St NE (R2B Two-Family District) and there is commercial zoning (C1 Neighborhood Commercial 
District and C4 General Commercial District) at the intersection of Lowry Ave NE and California St NE. 
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PROJECT DESCRIPTION. The proposed project is a six-story (78 feet) mixed-use building with 164 affordable 
dwelling units, and approximately 13,400 square feet of production space. The applicant states that the unit mix 
includes one, two, and three-bedroom units, and that all would be affordable. The building frontage along 
California Street NE includes amenity spaces, four walk-up units, and the non-residential space. The floors above 
the first are stepped back from a large portion of the front façade. The proposed exterior materials are brick, 
metal panel, fiber cement panel, burnished CMU, and rockface CMU. 

The applicant is proposing a total of 182 parking spaces, of which 18 would serve the non-residential use (limited 
production and processing) and 164 would serve the residential use. There would be 75 surface parking spaces 
and 107 enclosed spaces. All parking would be accessed from 23rd Ave NE. The MetroTransit Route 11 bus route 
is considered high-frequency, so the residential parking requirement may be reduced by 50 percent (82 minimum). 
The parking spaces would be located along the east/rear side of the property, where there are existing, large 
overhead power lines, as well as within the building. 

PUBLIC COMMENTS. Public comments have been attached to this report. Any additional correspondence received 
prior to the public meeting will be forwarded on to the Planning Commission for consideration.  

ANALYSIS 

REZONING 
The Department of Community Planning and Economic Development has analyzed the application for a petition 
to rezone the properties at 2301 California St NE and 78 23rd Ave NE to add the IL Industrial Living Overlay District 
to the existing I1 Light Industrial District based on the following findings: 

1. Whether the amendment is consistent with the applicable policies of the comprehensive plan. 

The proposed zoning would be consistent with the applicable guidance and policies of Minneapolis 2040 
(2020): 

Future Land Use Guidance Staff Comment 

Production 
Mixed Use 

Production Mixed Use is a land use 
designation that allows both production 
and non-production uses, recognizing that 
while many buildings in these areas are no 
longer viable for modern production 
industries, they are increasingly occupied 
by a wide variety of uses that contribute to 
the economic health and diversity of the 
city. Residential uses are allowed as part of 
mixed use buildings that provide 
production space and must incorporate 
mitigation strategies to address potential 
conflicts between existing production uses 
and new residences. Adaptive re-use of 
older industrial property is encouraged. 

Residential uses are proposed as 
part of this mixed-use 
development. As more than 50 
percent of the first level gross 
floor area is dedicated to the 
production use, the development 
is consistent with the future land 
use guidance for the site. 

Built Form Guidance Staff Comment 

Corridor 4 New and remodeled buildings in the 
Corridor 4 district should reflect a variety of 
building types on both small and moderate-

The proposed building contains six 
stories and would exceed the 
applicable guidance of four 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIZOAM_525.280FIREPLCOZOAM
https://minneapolis2040.com/
https://minneapolis2040.com/
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sized lots, including on combined lots. 
Building heights should be 1 to 4 stories. 
Requests to exceed 4 stories will be 
evaluated on the basis of whether or not a 
taller building is a reasonable means for 
further achieving Comprehensive Plan 
goals. 

stories, maximum. A conditional 
use permit is required to increase 
the maximum allowed height in 
the I1 zoning district above 4 
stories. 

The proposed zoning would be consistent with the applicable policies of Minneapolis 2040 (2020). The 
proposal to include the IL Overlay District would support a mix of land uses and flexible approach in 
implementing the comprehensive plan. The application of the IL Overlay District in an industrial area would 
allow for the retention of existing industrial uses while also allowing other compatible uses on the property.  

The rezoning would support the plan’s goals related to affordable and accessible housing, as all 164 units are 
affordable at approximately 60 percent average median income (AMI), production space is provided on-site, 
and the property is in close proximity to commercial amenities, transit, and parks. The proposed project 
includes larger units to serve families less than a half-mile from a charter elementary school, approximately a 
half-mile to a K-12 charter school, and one mile to a public high school. 

The following policies outlined in the plan apply to the proposal to add the IL Industrial Living Overlay District 
in this location. With the recommended conditions of approval, staff finds that the proposal is consistent with 
these policies and action steps: 

Policy 1. Access to Housing: Increase the supply of housing and its diversity of location and types. 

f. Encourage inclusion of units that can accommodate families in new and rehabilitated multifamily 
housing developments. 

Policy 3. Production and Processing: Expand and maintain areas for production, processing, and 
distribution of products, services, and ideas. 

e. Designate Production Mixed Use Areas in parts of the city that have been historically industrial, but 
that are not substantial opportunities for locating and growing low-impact production, processing, 
and distribution businesses. 

f. Allow both production and non-production land uses in Production Mixed Use Areas. 

Policy 5. Visual Quality of New Development: Ensure a high-quality and distinctive physical environment 
in all parts of the city through building and site design requirements for both large and small projects. 

b. Require multiple buildings on development sites outside of the downtown core that encompass 
most of an entire block or block frontage to increase visual interest. On sites in the downtown core 
buildings that encompass an entire city block are encouraged to use massing that is responsive to 
the human-scale and provides pedestrian through-block connections through existing super blocks 
or to re-establish the street grid.  

c. Ensure that exterior building materials are durable, sustainable, create a lasting addition to the built 
environment, and contribute positively to the public realm and reflect existing context. 

f. Consider design approaches that encourage creative solutions for transitions between varying 
intensities of building types and land uses. 

g. Apply design standards, guidance, and regulation consistently across the city regardless of market 
conditions or rent structure of development. 

k. Encourage roof lines and upper levels of tall buildings to be articulated with a distinguishable design. 

l. Require the podiums of tall buildings to reflect the human scale, with design elements and active 
uses on the ground level. 
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Policy 6. Pedestrian-Oriented Building and Site Design: Regulate land uses, building design, and site 
design of new development consistent with a transportation system that prioritizes walking first, 
followed by bicycling and transit use, and lastly motor vehicle use. 

a. Orient buildings and building entrances to the street. Encourage multiple entrances to multi-family 
residential buildings. The number of entrances in non-residential uses should increase in proportion 
to the length of the building and be located along main corridors or at the street corner. 

b. Encourage multiple storefront bays with direct connections to the sidewalk where active or 
commercial ground floor uses are required. 

c. Require windows and window treatments on buildings that allow clear views into and out of the 
building. 

d. Ensure that buildings incorporate design elements that eliminate long stretches of blank, inactive 
exterior walls through provision of windows, multiple entrance doors, green walls, and architectural 
details. 

i. Coordinate site designs and public right-of-way improvements to provide adequate sidewalk space 
for pedestrian movement, curb extensions, street trees, street lighting, landscaping, street furniture, 
sidewalk cafes, and other elements of active pedestrian areas. 

k. Implement and expand regulations and incentives that promote bicycling, such as the provision of 
secured storage for bikes near building entrances, storage lockers, and changing and shower 
facilities. 

o. Require above-grade parking structures to be designed with active uses along the street walls and 
with sufficient clearance and floor grades on all levels to allow adaptive reuse in the future. 

q. Encourage the design of parking areas in ways that minimize their contribution to the urban heat 
island.  

y. Encourage building designs that reflect the unique site and context where they lie within the city. 

Policy 8. Public Safety Through Environmental Design: Use design principles that ensure a safe and 
welcoming environment when designing all projects that impact the public realm, including open spaces 
and parks, on publicly-owned and private land. 

a. Integrate “eyes on the street” concepts into building design through the use of windows to foster 
safer and more successful areas throughout the city. 

b. Orient new development to the street, or other public ways, to foster safe neighborhoods. 

c. Design the site, lighting, landscaping, and buildings to promote natural observation and maximize 
the opportunities for people to observe adjacent spaces and public sidewalks. 

d. Provide on-site, non-glare producing lighting at all building entrances and along walkways that 
maintains a minimum acceptable level of security while not creating excessive lighting of the site. 

e. Locate landscaping, sidewalks, lighting, fencing, and building features to clearly guide pedestrian 
movement on or through the site and to provide clear delineation between public and private 
spaces. 

f. Use innovative building designs, window locations, lighting, and landscaping to limit or eliminate the 
opportunity for vandalism. 

g. Locate entrances, exits, signs, fencing, landscaping, and lighting to distinguish between public and 
private areas, control access, and to guide people coming to and going from the site. 
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Policy 9. Open Spaces in New Development: Create new open spaces and plazas in conjunction with 
new development. 

a. Encourage the creation of equitable publicly-accessible open spaces and plazas that connect to 
other public or semi-public spaces through incentives and requirements. 

d. Encourage design of open spaces and plazas that are interconnected across developments, facilitate 
public access to, movement along, and views of public amenities such as parks, trails, and historic 
and natural features. 

Policy 13. Landscaping: Require landscaping in conjunction with new development that complements 
its surroundings and enhances the built environment. 

f. Encourage and identify opportunities to integrate green roofs, living walls, and porous pavement 
into development, acknowledging that these practices are not meant to be a substitute for ground-
level landscaping of sites as landscaping provides both a natural amenity and aesthetic beauty to the 
urban landscape. 

g. Encourage boulevard landscaping and improvements, in accordance with applicable City polices and 
regulations. 

h. Increase use of green infrastructure to enhance the attractiveness of the public realm and positively 
impact storm water management. 

Policy 38. Affordable Housing near Transit and Job Centers: Create more affordable housing near 
transit and job centers. 

d.  Promote a diversity of housing options throughout the city, especially in places near job 
employment opportunities, commercial goods and services, and educational institutions. 

e.  Support education and housing stability by encouraging the development of larger, family-
supportive housing units (with at least two bedrooms) in close proximity to Minneapolis Public 
Schools and along Minneapolis Walking Routes for Youth. 

2. Whether the amendment is in the public interest and is not solely for the interest of a single property owner. 

The proposal to add the IL Overlay District would allow more flexibility in uses while maintaining the 
underlying industrial zoning district uses. As this area is outside the Industrial Employment District, the 
rezoning would allow the primary use of the property to include residential uses in addition to the existing 
allowed industrial uses. Adding the IL Overlay District to allow additional uses on the subject site would 
support the potential for reinvestment in the neighborhood. The zoning amendment is in the public interest 
and not solely in the interest of the property owner. 

3. Whether the existing uses of property and the zoning classification of property within the general area of the 
property in question are compatible with the proposed zoning classification, where the amendment is to 
change the zoning classification of particular property. 

The proposed development would replace a lot that is currently vacant. The site is near a range of non-
industrial land uses. The parcel directly to the north is vacant but is zoned R2B Two-Family District. There are 
low-density residential uses located on the opposite side of California St NE (R2B Two-Family District). The site 
is located a half-block to the south of Lowry Ave NE, which is a Goods and Services Corridor that contains 
commercial zoning and uses in the C1 Neighborhood Commercial District and C4 General Commercial District. 
The proposed zoning would be compatible with the zoning classifications and existing or allowed uses of other 
property in the area. 

4. Whether there are reasonable uses of the property in question permitted under the existing zoning 
classification, where the amendment is to change the zoning classification of particular property. 
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While reasonable uses exist under the current zoning classification, the proposed rezoning would broaden 
these options. The allowable uses in the IL Overlay District would include dwelling units (as proposed), grade 
schools, general retail, gyms, grocery stores, and banks, which would transition this parcel out of strictly 
industrial uses into a mix of uses. 

5. Whether there has been a change in the character or trend of development in the general area of the property 
in question, which has taken place since such property was placed in its present zoning classification, where 
the amendment is to change the zoning classification of particular property. 

The subject site was zoned M2-2 Limited Manufacturing District from approximately 1963 to 1999, which is 
similar to today’s zoning classification of I2 Medium Industrial District. The property previously contained grain 
elevator (built in 1926) and tanks (built in 1955), which were demolished in 2018. The immediate vicinity of 
the property has not changed significantly since the property was rezoned to I1. The underlying zoning for the 
parcel would not change as a result of the rezoning and the additional uses would increase the compatibility 
of the subject site with the general area in which it is located. The opportunity to transition this area of the 
city to non-industrial uses is supported by the policy guidance in the applicable comprehensive plan goals and 
policies. 

CONDITIONAL USE PERMIT – DWELLING UNITS 
The Department of Community Planning and Economic Development has analyzed the application to allow 
dwelling units in the IL Industrial Living Overlay District based on the following findings: 

1. The establishment, maintenance or operation of the conditional use will not be detrimental to or endanger the 
public health, safety, comfort or general welfare. 

Construction of a multiple-family dwelling with 164 dwelling units on the site would not prove detrimental to 
public health, safety, comfort or general welfare provided the development complies with all applicable 
building codes and life safety ordinances as well as Public Works Department standards. 

2. The conditional use will not be injurious to the use and enjoyment of other property in the vicinity and will not 
impede the normal and orderly development and improvement of surrounding property for uses permitted in 
the district. 

The residential use would not be injurious to the use and enjoyment of other property in the vicinity. Provided 
that the residents of the development understand that they are living in an industrial area that involves truck 
traffic and other reasonable industrial activity, surrounding uses should continue to operate (and may 
continue to operate in a legal fashion) without incident. Existing and future development of uses allowed in 
the industrial districts or IL Overlay District should not be negatively affected by the use. Staff recommends a 
condition of approval that requires the applicant to demonstrate how they will incorporate mitigation 
strategies to address potential conflicts between the residential and production uses, both on-site and off-
site.  

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be provided. 

Adequate utilities, access roads and drainage facilities are provided. Vehicle access to the surface parking, 
loading zones, and enclosed parking areas would be from 23rd Ave NE, which is adjacent to the south side of 
the property. The Public Works Department has reviewed the project for appropriate drainage and 
stormwater management as well as to ensure the safety of the position and design of improvements in or 
over the public right of way. 

  

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE
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4. Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 

The project includes 182 off-street parking spaces: 164 for the residential use and 18 for the non-residential 
uses. To help encourage alternative modes of transportation, the applicant is proposing to provide 96 bicycle 
parking spaces, 93 for the residents and 3 for the production space. Staff recommends a condition of approval 
that no fewer than one long-term bicycle parking space per one unit (164) and no fewer than eight (8) short-
term bicycle spaces serving the non-residential uses shall be incorporated into the final plans to help minimize 
traffic congestion in the public streets. The proposed site plan also includes a link to the future Bottineau 
bikeway in the northeast corner of the site. 

The applicant has submitted a Travel Demand Management Plan, which indicates that the project would not 
result in adverse traffic impacts. The applicant will be required to continue to work with the Department of 
Public Works to ensure that the final plans comply with all City infrastructure and traffic requirements 

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 

The policies and action steps from Minneapolis 2040 (2020) listed in finding #1 of the rezoning application 
also apply to this conditional use permit application. 

6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. 

If the requested land use applications are approved, the proposal will comply with all provisions of the I1 and 
IL districts. 

CONDITIONAL USE PERMIT - HEIGHT 
The Department of Community Planning and Economic Development has analyzed the application to increase the 
maximum height of a principal structure from 4 stories or 56 feet, whichever is greater, to 6 stories/ 78 feet, 4 
inches based on the following findings: 

1. The establishment, maintenance or operation of the conditional use will not be detrimental to or endanger the 
public health, safety, comfort or general welfare. 

The maximum allowed height of a building in the I1 district is 4 stories or 56 feet, whichever is less. Height, in 
general, has no impact on public health or safety. The establishment of a six-story building that is 22 feet, 4 
inches above the permitted height in the I1 district, should not prove detrimental to the public health, safety, 
comfort or general welfare, provided the development complies with all applicable building codes, life safety 
ordinances, and Public Works Department standards. 

2. The conditional use will not be injurious to the use and enjoyment of other property in the vicinity and will not 
impede the normal and orderly development and improvement of surrounding property for uses permitted in 
the district. 

CPED finds that increasing the height of the building would not be injurious to the use and enjoyment of other 
property in the vicinity and would not impede the normal or orderly development and improvement of 
surrounding property for uses permitted in the district. The properties to the east and south are industrial 
uses and the property directly to the north is residentially zoned, but vacant. There are low-density residential 
uses to the west, on the opposite side of California St NE. The development will include residential uses as 
well as production space on the ground floor, with all accessory parking to the rear of the site. The building 
has been designed with architectural and landscaping features that will bring pedestrian-scale activity to the 
site, and will improve upon existing conditions on the site and in the public realm. The additional height will 
not impede the normal and orderly development of surrounding property for uses permitted in the district. 

https://minneapolis2040.com/
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE
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3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be provided. 

Increasing the height of the proposed building will not have an impact on utilities, access roads, or drainage. 
The applicant has prepared a comprehensive utility and drainage plan for the subject site. 

4. Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 

The applicant’s proposal includes a single curb cut from 23rd Ave NE. The applicant is planning to remove the 
existing curb cut in the middle of the site off of California St NE. As described in the analysis for the conditional 
use permit to allow dwelling units, staff recommends a condition of approval that no fewer than one long-
term bicycle parking space per one unit (164 with the current proposal) shall be incorporated into the final 
plans to help minimize traffic congestion in the public streets.  

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 

The site is located in the Corridor 4 built form category, which calls for building heights between one and four 
stories. Requests to exceed 4 stories are evaluated on the basis of whether or not a taller building is a 
reasonable means for further achieving Comprehensive Plan goals. Staff finds that the additional height is 
needed to advance specific comprehensive plan goals from Minneapolis 2040 (2020). In particular, the 
additional two stories beyond what is called for in the Corridor 4 built form category is needed to achieve the 
plan’s goals related to affordable and accessible housing, as all 164 units are affordable at approximately 60 
percent average median income (AMI), production space is provided on-site, and the property is in close 
proximity to commercial amenities, transit, and parks. The proposed project includes larger units to serve 
families less than a half-mile from a charter elementary school, approximately a half-mile to a K-12 charter 
school, and one mile to a public high school. 

Goal 3.  Affordable and accessible housing: In 2040, all Minneapolis residents will be able to afford and access 
quality housing throughout the city. 

Goal 6.  High-quality physical environment: In 2040, Minneapolis will enjoy a high-quality and distinctive 
physical environment in all parts of the city. 

Goal 9.  Complete neighborhoods: In 2040, all Minneapolis residents will have access to employment, retail 
services, healthy food, parks, and other daily needs via walking, biking, and public transit. 

Policy 1. Access to Housing: Increase the supply of housing and its diversity of location and types. 

f. Encourage inclusion of units that can accommodate families in new and rehabilitated multifamily 
housing developments. 

Policy 38. Affordable Housing near Transit and Job Centers: Create more affordable housing near 
transit and job centers. 

d.  Promote a diversity of housing options throughout the city, especially in places near job 
employment opportunities, commercial goods and services, and educational institutions. 

e.  Support education and housing stability by encouraging the development of larger, family-
supportive housing units (with at least two bedrooms) in close proximity to Minneapolis Public 
Schools and along Minneapolis Walking Routes for Youth. 

The policies and action steps from Minneapolis 2040 (2020) listed in finding #1 of the rezoning and finding #5 
of the conditional use permit application to allow dwelling units also apply to this conditional use permit 
application.  

  

https://minneapolis2040.com/
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6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. 

If the requested land use applications are approved, the proposal will comply with all provisions of the I1 and 
IL districts.  

Additional Standards to Increase Maximum Height 

In addition to the conditional use permit standards, the Planning Commission shall consider, but not be limited 
to, the following factors when determining the maximum height of principal structures in commercial districts: 

1. Access to light and air of surrounding properties. 

The development addresses light and air of surrounding properties by varying the height, massing, and 
building setbacks of the structure on the site. There is public right-of-way separating the site from the 
residential uses to the west and the industrial use to the south. The east side of the parcel is adjacent to large 
electrical and maintenance easements. The building complies with the minimum yard requirement along the 
north, and a vacant parcel separates the site from the nearest single-family home to the north. The applicant 
has designed the building so that the upper floors step back from the ground floor and away from the 
residential uses to the west. Increasing the height of the proposed development should not impede access to 
the light and air that the surrounding properties receive. 

2. Shadowing of residential properties, significant public spaces, or existing solar energy systems. 

The applicant has submitted a shadowing study that demonstrates the proposed development’s impacts on 
nearby properties during the winter solstice, summer solstice, and spring equinox at different times of day. 
The shadowing study submitted by the applicant suggests that there would be shadowing impacts on the 
residential uses to the west during the morning hours of the summer equinox and winter solstice. The 
direction and intensity of the shadowing varies throughout the day and there would be very few shadowing 
impacts at other times of day or in other seasons throughout the year. 

The nearest known solar energy system is located 865 feet to the southwest of the site. The proposed 78-
foot-tall building would not have an affect on the functionality of this system given its location and height. 

3. The scale and character of surrounding uses. 

The surrounding area does not have a consistent scale or character, as it contains a mix of residential, 
commercial, and industrial uses. The east side of the block, on which the subject site is located, neighbors 
other industrial properties, while the properties on the west side of the block are primarily residential. The 
grain elevators and storage tanks that were on this site until their demolition in 2018 were 92 feet tall. There 
is a seven-story/98-foot-tall industrial building (California Arts Building) located directly to the south of the 
site. The six-story building would not be out of character with of surrounding uses. The development would 
bring substantial pedestrian-scale and public realm improvements to this block. 

4. Preservation of views of landmark buildings, significant open spaces or water bodies. 

The proposed development will not block views of landmark buildings, significant open spaces, or bodies of 
water. 

  

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH548CODI_ARTIGEPR_548.110INMAHE
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SITE PLAN REVIEW 
The Department of Community Planning and Economic Development has analyzed the application based on the 
required findings and applicable standards in the site plan review chapter: 

Applicable Standards of Chapter 530, Site Plan Review 

BUILDING PLACEMENT AND DESIGN 

Building placement – Requires alternative compliance 

• The first floor of the building is not entirely located within eight feet of the front lot line abutting California 
St NE. There are portions of the first floor that are set back 19.5 feet to allow for residential patios outside 
walk-up units and a plaza near the main residential entrance. The building is set back 32.5 feet from the front 
property line in the northwest corner of the site next to the production space entrance, where the setback 
is 20 feet for the first 25 feet away from the north property line. Alternative compliance is requested. 

Principal entrances – Meets requirements 

• The proposed project would comply with the principal entrances standards. 

Visual interest – Requires alternative compliance 

• There is a 30-foot blank wall on the first floor of the north elevation, and a 265-foot blank wall on the first 
floor of the east elevation. Alternative compliance is requested. 

Exterior materials – Requires alternative compliance 

• The applicant is proposing brick (two colors), fiber cement siding (three types), fiber cement panel, burnished 
CMU, rock-face CMU, and metal panel as the building’s exterior materials. The proposed building would have 
more than three exterior materials per elevation, excluding windows, doors, and foundation materials, and 
alternative compliance is required. 

• Exterior material changes at a later date may require review by the Planning Commission and an amendment 
to the site plan review. 

Percentage of Exterior Materials per Elevation 

Material Allowed Max North South East West 

Brick 100% 44% 23% 9% 18% 

Glass 100% 34% 31% 27% 37% 

Metal Panel 75% 12% 17% 13% 17% 

Burnished CMU 50% 0% 2% 9% 0% 

Rockface CMU 30% 0% 0% 8% 0% 

Fiber Cement Panel 30% 0% 0% 10% 0% 

Fiber Cement Siding 30% 10% 27% 22% 26% 

Windows – Requires alternative compliance 

• The proposed project would comply with the minimum window requirements on all applicable elevations 
except for the first floor residential portion of the east elevation facing the on-site parking area, where the 
requirement is 20 percent minimum and the applicant is proposing 6 percent. Alternative compliance is 
requested. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
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Window Requirements for Residential Uses 

Floor Code Proposed 

1st floor - West 20% minimum 462 sq. ft. Exceeds 20% 

2nd floor and above – West/East 10% minimum 445 sq. ft. Exceeds 10% 

1st floor – East  20% minimum 561 sq. ft. 6% (180 sq. ft.) 

1st floor - South 20% minimum 188 sq. ft. Exceeds 20% 

2nd floor and above - South 10% minimum 175 sq. ft. Exceeds 10% 

Window Requirements for Non-Residential Uses 

Floor Code Proposed 

1st floor - West 30% minimum 336 sq. ft. Exceeds 10% 

Ground floor active functions – Meets requirements 

• The proposed project would comply with the ground floor active functions requirements. 

Roof line – Meets requirements 

• The principal roof line of the building would be similar to that of surrounding buildings. 

Parking garages – Meets requirements 

• The proposed parking garage would comply with the applicable site plan review standards. 

ACCESS AND CIRCULATION 

Pedestrian access – Meets requirements 

• There would be clear and well-lit walkways at least four feet in width connecting building entrances to the 
adjacent public sidewalk and on-site parking facilities. 

Transit access – Not applicable 

• No transit shelters are proposed as part of this development. 

Vehicular access – Meets requirements 

• The proposed project would comply with the vehicular access requirements. 

LANDSCAPING AND SCREENING 

General landscaping and screening – Meets requirements 

• The proposed project would comply with the general landscaping and screening requirements. 

Landscaping and Screening Requirements 

Requirement Required Proposed 

Lot Area -- 112,777 sq. ft. 

Building Footprint -- 74,971 sq. ft. 

Area Not Covered by Buildings -- 37,806 sq. ft. 
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Landscaped Area 7,561 sq. ft. 9,137 sq. ft. 

Canopy Trees (1:500 sq. ft.) 16 trees 22 trees 

Shrubs (1:100 sq. ft.) 76 shrubs 154 shrubs 

Parking and loading landscaping and screening – Requires alternative compliance 

• There are no surface parking areas along a public street frontage or directly abutting a residential use or 
district.  

• The landscape plan includes corners of the parking lot that are unavailable for parking or vehicular circulation. 
However, they are not are landscaped as specified for a required landscaped yard, and alternative 
compliance is required. 

• Because the proposed surface parking lot contains ten or more spaces, each parking space must be located 
within 50 feet of the center of an on-site deciduous tree. The proposal does not fully comply with this 
requirement in the southeast corner of the parking lot, and alternative compliance is required. 

Additional landscaping requirements – Meets requirements 

• The project appears to comply with the additional landscaping requirements in sections 530.180, 530.190, 
530.200, and 530.210 of the zoning code. 

ADDITIONAL STANDARDS 

Concrete curbs and wheel stops – Meets requirements 

• The parking lot and driveways have been designed to meet the applicable stormwater retention and filtration 
requirements.  

Site context – Meets requirements 

• The proposed project would comply with the site context requirements. 

Crime prevention through environmental design – Meets requirements with Conditions of Approval 

• The proposed project would comply with crime prevention through environmental design (CPTED) standards. 
The applicant shall be required to submit a lighting plan that complies with sections 530.260 and 535.590 of 
the zoning code. 

Historic preservation – Meets requirements 

• This site is neither historically designated or located in a designated historic district. There are no structures 
currently on the site. 

Applicable Regulations of the Zoning Ordinance 

The proposed residential use is conditional in the IL Light Industrial District with the proposed IL Industrial Living 
Overlay District, and the production use is permitted. 

Off-street Parking and Loading – Meets requirements with Conditions of Approval 

• The proposed project complies with the applicable vehicle parking, bicycle parking, and loading 
requirements. The applicant is proposing a total of 182 parking spaces, of which 18 would serve the non-
residential use (limited production and processing) and 164 would serve the residential use. There would be 
75 surface parking spaces and 107 enclosed spaces. The project is within the allowable minimum and 
maximum vehicle parking requirements. 
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• The applicant is proposing 96 bicycle parking spaces, which complies with the minimum requirements. Staff 
is recommending a condition of approval that no fewer than one long-term bicycle parking space be provided 
for each dwelling unit, for a total of 164, and no fewer than eight (8) short-term bicycle spaces shall be 
provided for the non-residential use.  

• The off-street loading requirement is one small space (10 feet by 25 feet) for the residential uses. The limited 
production and processing use has a “Low” loading requirement, but no loading spaces are required for uses 
below 20,000 square feet in this category. The applicant is proposing two loading spaces on the site plan, 
however, neither of them meets the minimum dimensions. Staff recommends a condition of approval that 
the site plan shall be revised to include at least one 10-foot by 25-foot loading space. 

Vehicle Parking Requirements Per Use (Chapter 541) 

Use Minimum Reductions Minimum Maximum Proposed 

Limited production 
and processing 
(13,400 sf) 

13 -- 13 39 18 

Residential 
Dwellings 
(164 units) 

164 
Transit 

Incentives 
(82) 

82 -- 164 

 -- -- 95 
39 for 

production 
use 

182 

Bicycle Parking Requirements (Chapter 541) 

Use Minimum Short-Term Long-Term Proposed 

Limited production 
and processing 
(13,400 sf) 

2 -- Not less than 
50% (1) 3 

Residential 
Dwellings 
(164 units) 

82 -- Not less than 
90% (74) 93 

 84 -- 75 96 

Loading Requirements (Chapter 541) 

Use Loading Requirement Loading Spaces Proposed 

Limited production 
and processing Low 0 required 0 

Residential 
Dwellings None 1 small (10’ x 25’) 2 substandard 

  1 small 0 

Building Bulk and Height – Requires conditional use permit 

• The proposed project requires a conditional use permit to increase the maximum allowed height of a 
principal structure in the I1 zoning district from four to six stories. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE_541.170SPOREPARE
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Building Bulk and Height Requirements 

Requirement Code Proposed 

Lot Area -- 112,777 sq. ft. / 2.59 acres 

Gross Floor Area -- 243,791 sq. ft. 

Max. Floor Area Ratio 2.7 2.2 

Max. Building Height 4 stories or 56 feet, whichever 
is less 6 stories / 78 ft., 4 in. 

Lot and Residential Unit Requirements – Meets requirements with Conditions of Approval 

• The proposed project would meet the applicable lot and residential unit requirements in the IL district. 
• This project is subject to Inclusionary Zoning requirements unless it qualifies for an exemption. A fully 

executed Inclusionary Zoning Compliance Plan will be required before a commercial building permit will be 
issued. The applicant will be required to work with CPED Housing to ensure that the applicable affordability 
requirements are met. 

Lot and Residential Unit Requirements Summary 

Requirement Code Proposed 

Lot Area 5,000 sq. ft. min. 112,777 sq. ft. / 2.59 acres 

Lot Width -- 446 ft. 

Impervious Surface Area -- 92% 

Lot Coverage -- 66% 

Dwelling Units (DU) -- 164 DUs 

Net Residential Area -- 184,002 sq. ft. 

Yard Requirements – Meets requirements 

• The project would meet the applicable yard requirements. 

Minimum Yard Requirements 

Setback Zoning 
District 

Proposed 

Front (First 25’ From 
North Property Line) 20 ft. 32 ft., 6 in. 

Interior Side (North) 15 ft. 15 ft. 

Interior Side (South) 0 ft. 3 ft., 6 in. 

Rear (East) 0 ft. 72 ft., 6 in. 

Signs – Meets requirements with Conditions of Approval 

• All signs are subject to Chapter 543, On-Premise Signs. The applicant will be required to submit a separate 
sign permit application for any signage that is proposed. 

Screening of Mechanical Equipment – Meets requirements 

• Mechanical equipment is subject to the screening requirements of Chapter 535 and district requirements. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR_535.70SCMEEQ
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• All mechanical equipment is enclosed within the building or is screened from the public street by the building 
itself. 

Refuse Screening – Meets requirements 

• Refuse and recycling storage containers are subject to the screening requirements in Chapter 535.  
• All refuse and recycling storage containers are located within the building. 

Lighting – Meets requirements 

• Existing and proposed lighting must comply with Chapter 535 and Chapter 541 of the zoning code. 
• The applicant has not submitted a lighting plan, but will be required to do so prior to the issuance of permits. 

Fences – Not applicable 

• Fences must comply with the requirements in Chapter 535. The proposed fencing meets the applicable 
standards. There are no fences proposed at this time, although there would be a short retaining wall along 
the east side of the property. 

Plazas – Meets requirements with Conditions of Approval 

• There is one plaza adjacent to the residential entrance at the southwest corner of the site that is 3503 square 
feet in size. To fully comply with the plaza standards in section 535.810 of the zoning code, staff recommends 
the following conditions of approval: 

• Seating: The applicant is proposing 48 linear feet of seating, and 67 linear feet is required. Of the 67 linear 
feet, 13 shall be fixed and 13 shall be seating with backs. The applicant is required to increase the linear feet 
of seating with backs from approximately 8 feet to 13 linear feet. 

• Encroachment: Plazas shall not encroach into the public right-of-way without the property owner first 
obtaining an encroachment permit. 

• Amenities: The plaza shall include at least one amenity listed under section 535.810 (9) of the zoning code. 
• Maintenance required. All plazas shall be maintained in good order by the property owner for the life of the 

plaza. Proper maintenance shall include, but not be limited to, snow and ice removal, annual maintenance 
of vegetation and green space and annual inspection and repair and/or replacement of furnishings. Minimum 
landscaping and seating requirements shall be maintained for the life of the plaza. All adjacent streets, 
sidewalks and pathways shall be inspected regularly for purposes of removing any litter found thereon. 

IL Overlay District Standards – Meets requirements 

• If the requested applications are approved, the proposal would in compliance with the IL Overlay District 
standards. 

Applicable Policies of the Comprehensive Plan 

The policies and action steps from Minneapolis 2040 (2020) listed in finding #1 of the rezoning and finding #5 of 
the conditional use permit applications also apply to the site plan review application.  

Alternative Compliance 

The Planning Commission or zoning administrator may approve alternatives to any site plan review requirement 
upon finding that the project meets one of three criteria required for alternative compliance. Alternative 
compliance is requested for the following requirements: 

Standard Description Staff Recommendation 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR_535.80SCRERESTCO
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST_535.590LI
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTVIFE
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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Building 
placement 

The first floor of the building is not entirely 
located within eight feet of the front lot 
line abutting California St NE. There are 
portions of the first floor that are 19.5 feet 
to allow for residential patios outside walk-
up units and a plaza near the main 
residential entrance. The building is set 
back 32.5 feet from the front property line 
in the northwest corner of the site next to 
the production space entrance, where the 
setback is 20 feet for the first 25 feet away 
from the north property line. 

The applicant is providing a public 
plaza, patios, and wide walkways 
between the building and front lot 
line, while also varying the 
building footprint to minimize the 
impact to adjacent structures and 
uses. Allowing the building to be 
set back more than 8 feet along 
California St NE will enhance the 
pedestrian-level amenities for the 
building as well as the for the 
public, and staff recommends 
granting alternative compliance. 

Visual interest There is a 30-foot blank wall on the first 
floor of the north elevation, and a 265-foot 
blank wall on the first floor of the east 
elevation. 

The applicant is proposing a mural 
to mitigate the blank wall facing 
the north property line near the 
non-residential entrance. Staff 
recommends granting alternative 
compliance for the blank wall on 
the north elevation, provided that 
the blank wall is mitigated through 
an art or landscaping feature, as 
proposed. 
Staff also recommends granting 
alternative compliance for the 
blank wall on the east elevation 
facing the on-site parking, 
provided that it is further 
mitigated through additional 
landscaping. Staff recommends a 
condition of approval that the 
landscaped area between the east 
elevation and sidewalk be 
increased to five (5) feet in width. 
This can be accomplished by 
reducing the 24-foot drive aisle in 
the surface parking area to 22 
feet, and by reducing the walkway 
along the east building wall to four 
(4) feet. In addition, staff 
recommends adding a living wall 
feature as well as additional trees, 
shrubs, perennials, and/or grasses 
in this location to help mitigate the 
265-foot blank wall. 

Windows The proposed project would comply with 
the minimum window requirements on all 
applicable elevations except for the first 
floor of the east elevation facing the on-site 

As explained above, staff 
recommends granting alternative 
compliance for the minimum 
window requirement on the east 
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parking area, where the requirement is 20 
percent minimum and the applicant is 
proposing 6 percent. 

elevation provided that additional 
landscaping is provided along the 
blank wall.  

Exterior 
materials 

The applicant is proposing brick (two 
colors), fiber cement siding (three types), 
fiber cement panel, burnished CMU, 
rockface CMU, and metal panel as the 
building’s exterior materials. The proposed 
building would have more than three 
exterior materials per elevation, excluding 
windows, doors, and foundation materials, 
and alternative compliance is required. 

Staff finds that the number of 
exterior materials that are 
proposed would not lead to visual 
clutter, and that they are 
appropriate given the unusually 
large size of the site and building. 
Staff recommends granting 
alternative compliance.  

Corners of 
parking lots 

The landscape plan includes corners of the 
parking lot that are unavailable for parking 
or vehicular circulation. However, they are 
not are landscaped as specified for a 
required landscaped yard, and alternative 
compliance is required. 

The landscaping plan provided by 
the applicant shows that the 
southeast corner of the parking lot 
does not contain trees or shrubs, 
as it is needed for truck 
maneuvering. The northeast 
corner of the parking lot contains 
a deciduous tree, but not shrubs. 
Staff finds that it would be 
reasonable for the applicant to 
provide no fewer than three (3) 
shrubs in the northeast corner of 
the parking lot, and does not 
recommend granting alternative 
compliance for the northeast 
corner, but recommends granting 
alternative compliance in the 
southeast corner. 

Parking within 
50’ of the 
center of an on-
site deciduous 
tree 

Because the proposed surface parking lot 
contains ten or more spaces, each parking 
space must be located within 50 feet of the 
center of an on-site deciduous tree. The 
proposal does not fully comply with this 
requirement in the southeast corner of the 
parking lot. 

The applicant has provided an 
exhibit showing truck-turning 
movements, which illustrates that 
the area that could accommodate 
an additional tree island to meet 
this requirement is needed for 
truck maneuvering. Staff 
recommends granting alternative 
compliance. 

FOR REZONINGS ONLY 

ZONING PLATE NUMBER. 9 

LEGAL DESCRIPTION.  

78 23rd Ave NE: 
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That part of Lots 24 and 25, Auditor's Subdivision Number 34, Hennepin County, Minnesota, described as 
follows: Beginning at the northeast corner of the south half of Lot 7, Block 1, North Motor Line Addition to 
Minneapolis; thence easterly, along the easterly extension of the north line of the south half of said Lot 7, to 
the point of intersection with a line parallel with and distant 123.50 feet easterly of the east line of said 
Block 1; thence southerly, parallel with said east line, to the intersection with the easterly extension of the 
centerline of 23rd Avenue N.E.; thence westerly, along said centerline, to the intersection with the southerly 
extension of the east line of Louis Kampff's Addition to Minneapolis; thence northerly, westerly, and 
northerly along said southerly extension and along the east lines of said Louis Kampff's Addition to 
Minneapolis and said North Motor Line Addition to Minneapolis, to the point of beginning. 
 
That part of Government Lot 3, Section 10, Township 29, Range 24, Hennepin County, Minnesota, which lies 
northerly of the north line of Lot 1, Block 1, Louis Kampff's Addition To Minneapolis, according to the 
recorded plat thereof, Hennepin County, Minnesota, southerly of the south line of Lot 15, Block 1, North 
Motor Line Addition To Minneapolis, according to the recorded plat thereof, Hennepin County, Minnesota, 
and its easterly extension, westerly of the northerly extension of the east line of said Lot 1, and easterly of 
the southerly extension of the east line of said Lot 15. 
(Abstract Property) 
 
2301 California St NE: 
 
The South Half of Lot 7 and All of Lots 8 through 15 inclusive, Block 1, "North Motor Line Addition To 
Minneapolis," according to the recorded plat thereof, Hennepin County, Minnesota. 
 
Lots 1 and 2, Block 1, "Louis Kampff's Addition To Minneapolis," according to the recorded plat thereof, 
Hennepin County, Minnesota. 
 
That part of Government Lot 3, Section 10, Township 29, Range 24, Hennepin County, Minnesota, which lies 
between the North line of Lot 1, Block 1, "Louis Kampff's Addition to Minneapolis" and the South line of Lot 
15, Block 1, "North Motor Line Addition to Minneapolis" and the Southerly extensions of the East and West 
lines of said Lot 15. 
 
Being Registered land as is evidenced by Certificate of Title No. 1480289. 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City Planning 
Commission adopt staff findings for the applications by Christine Pecard of ESG Architects for the properties 
located at 2301 California St NE & 78 23rd Ave NE: 

A. Rezoning. 

Recommended motion: Approve the petition to rezone the properties at 2301 California St NE and 78 
23rd Ave NE to add the IL Industrial Living Overlay District to the existing I1 Light Industrial District. 

B. Conditional Use Permit. 

Recommended motion: Approve the conditional use permit to allow dwelling units in the IL Industrial 
Living Overlay District, subject to the following conditions: 

1. The conditional use permit shall be recorded with Hennepin County as required by Minn. Stat. 
462.3595, subd. 4 before building permits may be issued or before the use or activity requiring a 
conditional use permit may commence. Unless extended by the zoning administrator, the 
conditional use permit shall expire if it is not recorded within two years of approval. 
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2. The nonresidential use proposed on the ground floor shall be production space, as proposed, and 
the applicant shall work with staff to demonstrate how they will incorporate mitigation strategies to 
address potential conflicts between the residential and production uses, both on-site and off-site. 

3. No fewer than one long-term bicycle parking space be provided for each dwelling unit, for a total of 
164. 

C. Conditional Use Permit. 

Recommended motion: Approve the conditional use permit to increase the maximum height of a 
principal structure from 4 stories or 56 feet, whichever is greater, to 6 stories/ 78 feet, 4 inches, subject 
to the following conditions: 

1. The conditional use permit shall be recorded with Hennepin County as required by Minn. Stat. 
462.3595, subd. 4 before building permits may be issued or before the use or activity requiring a 
conditional use permit may commence. Unless extended by the zoning administrator, the 
conditional use permit shall expire if it is not recorded within two years of approval. 

D. Site Plan Review. 

Recommended motion: Approve the site plan review for a new, six-story mixed-use building with 164 
dwelling units and approximately 13,400 square feet of production space, subject to the following 
conditions: 

1. All site improvements shall be completed by October 5, 2022, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

2. This project is subject to Inclusionary Zoning requirements unless it qualifies for an exemption. A 
fully executed Inclusionary Zoning Compliance Plan will be required before a commercial building 
permit will be issued.  The applicant shall be required to work with CPED Housing to ensure that the 
applicable affordability requirements are met. 

3. CPED staff shall review and approve the final site, elevation, landscaping, and lighting plans before 
building permits may be issued. 

4. The applicant shall submit the tax parcel combination request form to CPED and submit proof of the 
filing with Hennepin County. 

5. All signs shall comply with Chapter 543 of the zoning code. All signage requires a separate permit 
from CPED. 

6. The applicant shall submit a lighting plan that complies with sections 530.260 and 535.590 of the 
zoning code. 

7. The site plan shall be revised to include at least one 10-foot by 25-foot loading space. 
8. The 30-foot blank wall on the north elevation shall be mitigated with an art or landscaping feature, 

as proposed. 
9. No fewer than one long-term bicycle parking space be provided for each dwelling unit and no fewer 

than eight (8) short-term bicycle spaces shall be provided for the non-residential use. 
10. The landscaping plan shall include no fewer than three (3) shrubs in the northeast corner of the 

parking lot, in compliance with section 530.170 of the zoning code. 
11. The landscaped area between the east elevation and sidewalk shall be five (5) feet in width to 

accommodate a living wall feature as well as additional trees, shrubs, perennials, and/or grasses in 
this location to help mitigate the 265-foot blank wall, in accordance with section 530.120 of the 
zoning code. 

12. Plazas shall not encroach into the public right-of-way without the property owner first obtaining an 
encroachment permit. 
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13. All plazas shall be maintained in good order by the property owner for the life of the plaza. Proper 
maintenance shall include, but not be limited to, snow and ice removal, annual maintenance of 
vegetation and green space and annual inspection and repair and/or replacement of furnishings. 
Minimum landscaping and seating requirements shall be maintained for the life of the plaza. All 
adjacent streets, sidewalks and pathways shall be inspected regularly for purposes of removing any 
litter found thereon. 

14. The plaza plan shall be revised to include a minimum of 67 linear feet of linear seating, of which at 
least 13 feet shall be fixed and 13 feet shall be seating with backs, at least one amenity listed under 
section 535.810 (9) of the zoning code. 

ATTACHMENTS 

1. Rezoning ordinance 
2. Photos 
3. Written description and findings submitted by applicant 
4. Survey 
5. Site plan 
6. Plans 
7. Building elevations 
8. Renderings 
9. Shadow study 
10. Travel Demand Management Plan 
11. Public comments 



ORDINANCE 
 

By Goodman 
 
Amending Title 20, Chapter 521 of the Minneapolis Code of Ordinances relating to Zoning Code:  Zoning 
Districts and Maps Generally. 
 
The City Council of the City of Minneapolis do ordain as follows: 
 
Section 1. That Section 521.30 of the above-entitled ordinance be amended by changing the zoning district 
for the following parcels of land, pursuant to MS 462.357: 

That part of Lots 24 and 25, Auditor's Subdivision Number 34, Hennepin County, Minnesota, described as 
follows: Beginning at the northeast corner of the south half of Lot 7, Block 1, North Motor Line Addition 
to Minneapolis; thence easterly, along the easterly extension of the north line of the south half of said Lot 
7, to the point of intersection with a line parallel with and distant 123.50 feet easterly of the east line of 
said Block 1; thence southerly, parallel with said east line, to the intersection with the easterly extension 
of the centerline of 23rd Avenue N.E.; thence westerly, along said centerline, to the intersection with the 
southerly extension of the east line of Louis Kampff's Addition to Minneapolis; thence northerly, westerly, 
and northerly along said southerly extension and along the east lines of said Louis Kampff's Addition to 
Minneapolis and said North Motor Line Addition to Minneapolis, to the point of beginning. 

That part of Government Lot 3, Section 10, Township 29, Range 24, Hennepin County, Minnesota, which 
lies northerly of the north line of Lot 1, Block 1, Louis Kampff's Addition To Minneapolis, according to the 
recorded plat thereof, Hennepin County, Minnesota, southerly of the south line of Lot 15, Block 1, North 
Motor Line Addition To Minneapolis, according to the recorded plat thereof, Hennepin County, 
Minnesota, and its easterly extension, westerly of the northerly extension of the east line of said Lot 1, 
and easterly of the southerly extension of the east line of said Lot 15. 
 
(Abstract Property) 
 
(78 23rd Ave NE – Plate #9) to add the IL Industrial Living Overlay District 
 
And  

The South Half of Lot 7 and All of Lots 8 through 15 inclusive, Block 1, "North Motor Line Addition To 
Minneapolis," according to the recorded plat thereof, Hennepin County, Minnesota. 

Lots 1 and 2, Block 1, "Louis Kampff's Addition To Minneapolis," according to the recorded plat thereof, 
Hennepin County, Minnesota. 

That part of Government Lot 3, Section 10, Township 29, Range 24, Hennepin County, Minnesota, which 
lies between the North line of Lot 1, Block 1, "Louis Kampff's Addition to Minneapolis" and the South line 
of Lot 15, Block 1, "North Motor Line Addition to Minneapolis" and the Southerly extensions of the East 
and West lines of said Lot 15. 

 
Being Registered land as is evidenced by Certificate of Title No. 1480289. 



 
(2301 California St NE – Plate #9) to add the IL Industrial Living Overlay District 
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Project: 2301 California St NE, Minneapolis, MN 

Land Use Application Narrative and Findings 

Submission Date: August 21, 2020  

 

Project Overview 

The proposed development, located on the corner of California Street NE and 23rd Avenue NE in 

Northeast Minneapolis, will replace a now vacant lot where tall grain silos recently once stood with a 

new mixed-use project that includes 100 percent-affordable dwelling units and production space.   This 

project will include approximately 164 dwelling units and roughly 13,400 square feet of production 

space.  The production space is currently targeted to house artist/art studio tenants.  The ground floor 

along California Street will have production-space storefront, walk-up dwelling units, and the residential 

lobby and amenities.  The site is currently zoned I1 (Industrial).  The Minneapolis 2040 comprehensive 

plan has guided the site be Production Mixed-Use and Corridor 4 in its future land use and Built Form 

maps.  

 

Streetscape and Public Realm 

This redevelopment will dramatically improve the current site conditions as it infills a currently vacant 

lot with a new production mixed-use building.  This project will act as a bridge between the 

neighborhood, the California Arts Building to the south and the mixed-use corridor along Lowry Avenue 

NE to the north, as well as act as a hybrid transition between the traditional industrial uses, railroad 

tracks, and high-power electrical lines to the east and the residential neighborhood to the west.  

Following the guidelines of Minneapolis 2040, this development will seek artist-focused production 

tenants for the ground-floor production space -- as a nod to both the Bottineau Neighborhood’s 

industrial history and arts district.  

 

The street-facing façade will be fully lined with active uses, bookended with the production space entry 

and the residential lobby, and centered with walk-up, residential dwelling units.  Setbacks in the building 

façade will allow for intervals of outdoor space: a patio at the production space entry, a beautifully 

landscaped courtyard in front of the residential dwelling units, and an active, outdoor plaza amenity 

space with landscaping and seating.   

 

The project proposes using the existing intersection at California Street and 23rd Avenue for site access 

and will not add additional curb cuts.  Back-of-house building functions such as parking, residential 

move-in, production loading and shipping, and trash removal, all happen at the back of the building, 

internal to the site, minimizing light and sound pollution, and preserving the public realm of California 

Street for the neighborhood pedestrians and bicyclists.  

 

Building Design 

The building design will be contemporary, constructed of pre-cast concrete at the first levels and wood 

frame on the upper five levels.  Exterior materials are proposed to consist primarily of brick, metal 

panel, fiber cement siding, fiber cement panel and glass.  The ground-floor production and residential 

lobby “anchors” are both designed with expansive storefront glazing, providing natural light within the 

space as well as transparency to the adjacent street.  Brick materials combined with vertical elements at 

walk-up unit entries along California Street enrich the pedestrian experience at the building’s base.  

Changes in both massing and material use at upper levels help to break up the scale of the building to 

passersby.  Upper-level massing setbacks of upwards of 40 or more feet from the face of the ground-

floor façade contribute to human scale and access to daylight at street level.  
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Building exterior aesthetics are a blend of sophisticated traditional and industrial-modern style.  The 

blend of two tones of buff and brown brick creates warmth, which is complimented and contrasted by 

the light and dark palette of the metal and fiber cement panels on upper stories.  Holistically the design 

aims to celebrate the industrial history of the neighborhood in a modern-day application.  

 

Residential dwelling units include large, operable fiberglass windows and projecting balconies for daily 

access to daylight and fresh air.  Residential amenities will include features such as a clubroom, fitness 

center, children’s playroom, indoor bike storage, and an outdoor courtyard.  

 

Required Land Use Applications: 

1. Petition to rezone the subject site to add the Industrial Living Overlay District (ILOD) to the 

existing I1 Light Industrial District.  

2. Conditional Use Permit (CUP) to allow dwelling units in the Industrial Living Overlay District 

(ILOD) 

3. Conditional Use Permit (CUP) to increase the maximum height of a principal structure from 4 

stories or 56 feet, whichever is less, to 6 stories, 85 feet 4 inches (to top of overrun) 

4. Site Plan Review 

5. Administrative Lot Combination 

6. Administrative Plaza Review 

 

Revisions Since Committee of the Whole (hearing date: Aug. 6, 2020): 

The project has undergone minor revisions since the Planning Commission’s Committee of the Whole 

(COW) hearing on August 6, 2020, due to the feedback received as well as feedback received from City 

of Minneapolis interdepartmental reviews during the Preliminary Development Review application 

process (applied for PDR on July 27, 2020): 

 

Exterior Design: 

• Ground floor transparency at the east and south facades has been increased, with glazing at 

building and garage entrances and a new storefront with point of entry on the NE corner for 

production space access.   

• Decorative rock-ballast patterning has been added to the level two roof, to improve the view 

from dwelling units above.   

• Fiber cementitious siding previously proposed at the NE corner of the building was replaced 

with brick, continuing from the north façade around the NE corner and into the courtyard, in 

effort to a.) reduce the quantity of fiber cementitious material on this facade, and b.) to improve 

the detail where materials come together. 

 

Floor Plans: 

• Parking garage entrance on the east side of the building was relocated further south, in effort to 

reduce the distance to point of access and to disperse transparency to the building and back 

parking lot more uniformly.  

• With the parking garage entrance consolidation, bike storage was relocated and expanded, to 

further increase bike parking counts, as well as provide room for bicycle related amenities and 

greater connectivity to the public sidewalk systems and Bottineau Bike Trail. 

 

Site Design: 
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• Ground-floor structured parking vehicular access has been revised from two access points (one 

off of 23rd Ave NE and one at the northeast corner) to one access point (at the southeast corner) 

based on PDR feedback. 

• Surface parking area has been more defined and programmed to include peninsulas with more 

landscaping, in a more regular frequency, including trees for reducing heat island affect and to 

improve views from units above.  

• The sidewalk on the east side of the building was extended to link the residential bike storage 

and production spaces to the east property border, to provide an opportunity for bike access to 

the Bottineau Bike Trail.  

 

The applicant would like to elaborate further on two items indicated in the COW staff report as possibly 

requiring alternative compliance: 

1. Number of exterior materials exceeding three per elevation  

a. Proposing more than three materials per exterior elevation helps to break up the longer 

exterior elevations of the proposed building given the linear nature of the site. 

 

2. Minimum ground floor windows facing an on-site parking lot (east elevation) 

a. The revisions include more ground-floor transparency at building and garage entrances 

and the production space.  Garage point of entrance was moved further south, to 

provide transparency to the lot from both the north and south sides of the building.  

b. The parking structure remains a solid wall to allow for additional bike rack storage on 

the interior face and better energy efficiency for the tempered parking structure, but 

light sconces were added to provide additional uniform lighting along this façade.  The 

lot will be highly visible through the new production space entrance, as well as by the 

numerous dwelling units facing east.  
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CONDITIONAL USE PERMIT TO ALLOW DWELLING UNITS IN  

THE INDUSTRIAL LIVING OVERLAY DISTRICT (ILOD)  

REQUIRED FINDINGS 

 

A conditional use permit to allow dwelling units in the Industrial Living Overlay District (ILOD) is requested.  

The proposed conditional use permit to allow dwelling units in the Industrial Living Overlay District (ILOD) 

is consistent with the required findings under § 525.340 of the Zoning Code. 

 

1) The establishment, maintenance or operation of the conditional use will not be detrimental to or 

endanger the public health, safety, comfort or general welfare. 

 

The proposed development that includes dwelling units will not be detrimental to or endanger the 

public health, safety, comfort or general welfare.  Granting the CUP will allow a mixed-use development 

that is consistent with the goals of Minneapolis 2040.  The proposed, infill development that includes 

100-percent affordable dwelling units on the currently underutilized site will have a positive effect on 

the health, safety and vitality of the area.  The new construction will comply with all building and site 

development codes. 

 

2) The conditional use will not be injurious to the use and enjoyment of other property in the vicinity and 

will not impede the normal and orderly development and improvement of surrounding property of uses 

permitted in the district. 

 

This conditional use will not be injurious to the use and enjoyment of other property or impede 

development and improvement of surrounding property.  The proposed project will provide 164, 100-

percent affordable housing units to help meet City goals for increasing housing options in Minneapolis.  

The proposed dwelling-unit use is compatible with and will enhance the existing mixed-use character of 

the overall area, and production mixed-use redevelopment of this site is also consistent with City goals. 

 

3) Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be 

provided. 

 

Adequate utilities, access, drainage and other facilities will be provided.  Vehicular access to the surface 

and enclosed parking will be provided from 23rd Avenue NE.  Bike parking will be provided internal to the 

building and on the exterior for resident and production-user use, and two loading zones will be 

provided in the surface lot on the eastern side of the building.  The proposed project will provide the 

missing link for the streetscape connection of the California Arts Building to Lowry Ave to the north and 

provides a necessary addition to improving the public realm and pedestrian experience within the 

neighborhood.  The development team will continue to work with Public Works, Plan Review and 

Planning staff to comply with City and other applicable requirements.  

 

4) Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 

 

The site is well situated for utilization of alternative modes of transportation due to its location nearby 

Lowry Ave with multiple bus stops and adjacency to bike trails – the Bottineau Bike Trail is located to the 

east and Lowry Bikeways are along Lowry Ave nearby and to the north of the site.  There is a bike trail 

proposed at the northeast end of the project that would provide a connection segment to the future-

expanded Bottineau Bike Trail.  One access point to the project’s surface and enclosed parking areas is 
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proposed, so the need for curb cuts required for vehicular use is reduced to only one for the entire 

project.   

 

5) The conditional use is consistent with the applicable policies of the comprehensive plan. 

 

The future land use for the site in the Minneapolis 2040 Plan is Production Mixed Use.  This land use 

category ‘allows both production and nonproduction uses and recognizes that while many buildings in 

these areas are no longer viable for modern production industries, they are increasingly occupied by a 

wide variety of uses that contribute to the economic health and diversity of the city.’  Residential uses 

are also allowed as a use in a mixed-use building that provides production space.  The proposed mixed-

use project incorporates 50 percent-minimum, ground-floor area of production space in the ground 

floor fronting California Street NE in conformance with the 2040 future land use guidance.  In addition to 

the production space, the ground floor will also include walk-up dwelling units and the residential lobby 

and amenities. 

 

The applicant believes a CUP request for allowing dwelling units is a reasonable means for further 

achieving the following Comprehensive Plan goals: 

 

Access to Employment 

• Support employment growth downtown and in places well-served by public transportation.   

 

Access to Housing 

• Increase the supply of housing and its diversity of location and types. 

• Increase housing choice and housing supply by allowing multifamily housing on select public 

transit routes, with higher densities along high-frequency routes and near METRO stations. 

 

Affordable Housing near Transit and Job Centers 

• Create more affordable housing near transit and job centers.   

 

Affordable Housing Production  

• Produce housing units that meet the changing needs of Minneapolis residents in terms of 

unit sizes, housing types, levels of affordability, and locations.  

 

Arts and Creative Spaces, Venues and Districts     

• Ensure growth and sustainability in the creative sector economy by providing artists, 

creative workers, and arts and cultural organizations with the resources and support they 

need to create and thrive. 

• Benefit both the creative entrepreneur and the local community. 

 

Fair Housing 

• Produce more affordable housing. 

• Expand fair housing choice and access throughout the city. 

• Expand affordable homeownership opportunities and rental options for residents across the 

entire city. 

 

Landscaping 
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• Require landscaping in conjunction with new development that complements its 

surroundings and enhances the built environment. 

 

Pedestrian-Oriented Building and Site Design 

• Orient buildings and building entrances to the street. 

• Encourage multiple entrances to multi-family residential buildings.  

• Enhance the pedestrian environment through physical interpretation of history, public art, 

and placemaking.  

 

Pedestrians 

• Improve the pedestrian environment in order to encourage walking. 

• Continue to make improvements to the existing sidewalk network and fill existing sidewalk 

gaps. 

• Foster vibrant public spaces for street life. 

• As opportunities exist, encourage and design for streetscape amenities. 

 

Production and Processing 

• Expand and maintain areas for production, processing, and distribution of products, 

services, and ideas.  

• A healthy local and regional economy requires space for production and processing 

businesses. 

 

Public Realm 

• Proactively improve the public realm to support a pedestrian friendly, high-quality and 

distinctive built environment. 

 

Social Connectedness 

• Expand and promote opportunities for all residents to connect socially and participate fully 

in the vitality of their community.     

• Create new avenues to facilitate meaningful engagement with underrepresented and 

vulnerable communities that are culturally accessible 

 

Visual Quality of New Development 

• Ensure a high-quality and distinctive physical environment in all parts of the city through 

building and site design requirements for both large and small projects. 

• Allow and encourage a variety of architectural styles. 

 

In summary, this project is modernizing and providing what is needed, based on the local economy of 

the neighborhood, as a production mixed use that includes dwelling units will further assist with 

achieving the Comprehensive Plan goals as outlined above.  This project will act as a missing link, filling a 

void that better connects the residential neighborhood to the west, the California Arts Building to the 

south and the mixed-use corridor along Lowry to the north with the traditional industrial uses, railroad 

tracks, and high-power electrical lines to the east.   

 

6) The conditional use shall in all other respects, conform to the applicable regulations of the district in 

which it is located. 
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Upon approval of the submitted applications, the project will conform with the applicable regulations of 

the Industrial Living Overlay District (ILOD) and the existing I1 Light Industrial District.  The proposed 

conditional use permit to allow dwelling units in the ILOD is consistent with the required findings under 

§ 525.340 of the Zoning Code.  
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CONDITIONAL USE PERMIT TO INCREASE MAXIMUM ALLOWED HEIGHT 

REQUIRED FINDINGS 

 

A conditional use permit to increase the maximum height of a principal structure from 4 stories or 56 

feet, whichever is less, to 6 stories, 85 feet 4 inches, is requested.  The site itself presents some 

hardships, requiring development to be condensed in footprint and built above grade.  The first is the 

no-build electrical easement that eliminates the back (east) 50’ of the site area from constructed 

development, and the second is the high water table height, which requires all parking to be at grade 

versus a story or more below.  Between the condensed building area of the site and the limitations on 

building below grade, the development is forced to be a taller building to meet the target density.  

Other factors, such as land cost, required soil remediation, proximity to power lines and railroad tracks, 

etc. all contribute to the feasibility of developing the site.  The project site was previously tall grain silos, 

so height was present on the site as recently as 2018, however this building will replace a currently 

vacant and unused lot with a development that produces jobs and affordable housing.  The proposed 

conditional use permit to increase the maximum allowed height is consistent with the required findings 

under § 525.340 of the Zoning Code. 

 

1) The establishment, maintenance or operation of the conditional use will not be detrimental to or 

endanger the public health, safety, comfort or general welfare. 

 

The transitional, high-quality building design will be an attractive addition to the built environment 

along California Street NE.  The building design and proposed mix of uses will dramatically improve and 

activate the pedestrian realm. 

 

The proposed development will not be detrimental to or endanger the public health, safety, comfort or 

general welfare, and granting the CUP will allow a mixed-use development that is consistent with the 

goals of Minneapolis 2040.  The proposed, infill development on the currently underutilized site will 

have a positive effect on the health, safety and vitality of the area.  The new construction will comply 

with all building and site development codes. 

 

2) The conditional use will not be injurious to the use and enjoyment of other property in the vicinity and 

will not impede the normal and orderly development and improvement of surrounding property of uses 

permitted in the district. 

 

This development will not be injurious to the use and enjoyment of other property or impede 

development and improvement of surrounding property.  The height and associated density of the 

project will provide 164, 100-percent affordable housing units to help meet City goals for increasing 

housing options in Minneapolis.  The proposed height is compatible with and will enhance the existing 

mixed-use character of the overall area, and production mixed-use redevelopment of this site also is 

consistent with City goals. 

 

3) Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be 

provided. 

 

Adequate utilities, access, drainage and other facilities will be provided.  Vehicular access to the surface 

and enclosed parking will be provided from 23rd Avenue NE.  Bike parking will be provided internal to the 

building and on the exterior for resident and production-user use, and two loading zones will be 

provided in the surface lot on the eastern side of the building.  The proposed project will provide the 
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missing link for the streetscape connection of the California Arts Building to Lowry Ave to the north and 

provides a necessary addition to improving the public realm and pedestrian experience within the 

neighborhood.  The development team will continue to work with Public Works, Plan Review and 

Planning staff to comply with City and other applicable requirements.  

 

4) Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 

 

The site is well situated for utilization of alternative modes of transportation due to its location nearby 

Lowry Ave with multiple bus stops and adjacency to bike trails – the Bottineau Bike Trail is located to the 

east and Lowry Bikeways are along Lowry Ave nearby and to the north of the site.  There is a bike trail 

proposed at the northeast end of the project that would provide a connection segment to the future-

expanded Bottineau Bike Trail.  One access point to the project’s surface and enclosed parking areas is 

proposed, so the need for curb cuts required for vehicular use is reduced to only one for the entire 

project.   

 

5) The conditional use is consistent with the applicable policies of the comprehensive plan. 

 

The future land use for the site in the Minneapolis 2040 Plan is Production Mixed Use.  This land use 

category ‘allows both production and nonproduction uses and recognizes that while many buildings in 

these areas are no longer viable for modern production industries, they are increasingly occupied by a 

wide variety of uses that contribute to the economic health and diversity of the city.’  Residential uses 

are also allowed as a use in a mixed-use building that provides production space.  The proposed mixed-

use project incorporates 50 percent-minimum, ground-floor area of production space in the ground 

floor fronting California Street NE in conformance with the 2040 future land use guidance.  In addition to 

the production space, the ground floor will also include walk-up dwelling units and the residential lobby 

and amenities. 

 

The 2040 plan introduces built form districts that guide the design of new development, including 

height.  The built form guidance for the site is Corridor 4.  New and remodeled buildings in the Corridor 

4 district should reflect a variety of building types on both small and moderately sized lots, including on 

combined lots.  Building heights should generally be 1 to 4 stories, and the proposed building height is 6 

stories.  Requests to exceed 4 stories will be evaluated on the basis of whether or not a taller building is 

a reasonable means for further achieving Comprehensive Plan goals.   

 

Corridor 6 is nearby the project site and along Lowry Avenue.  Building heights in Corridor 6 should 

generally be 2 to 6 stories.  The project’s site serves as a transition between Corridor 6 and Interior 2 

(much of which surrounding this project to the west are single-family homes and, to the east, are 

Corridor 4’s light-industrial buildings).  Directly adjacent to the south and also guided Corridor 4 as the 

project’s site, the California Arts Building stands at 6 stories tall and an approximate height of 94 feet to 

top of roof parapet (as measured from Google Earth).  The project site is a few hundred feet away from 

bus stops along Lowry Avenue NE, which is along a high-frequency transit route that is farther from 

downtown – Metro Transit’s bus #11 route. 

 

The applicant believes a taller building with a higher residential density is a reasonable means for further 

achieving the following Comprehensive Plan goals: 

 

Access to Employment 

• Support employment growth downtown and in places well-served by public transportation.   
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Access to Housing 

• Increase the supply of housing and its diversity of location and types. 

• Increase housing choice and housing supply by allowing multifamily housing on select public 

transit routes, with higher densities along high-frequency routes and near METRO stations. 

 

Affordable Housing near Transit and Job Centers 

• Create more affordable housing near transit and job centers.   

 

Affordable Housing Production  

• Produce housing units that meet the changing needs of Minneapolis residents in terms of 

unit sizes, housing types, levels of affordability, and locations.  

 

Arts and Creative Spaces, Venues and Districts     

• Ensure growth and sustainability in the creative sector economy by providing artists, 

creative workers, and arts and cultural organizations with the resources and support they 

need to create and thrive. 

• Benefit both the creative entrepreneur and the local community. 

 

Landscaping 

• Require landscaping in conjunction with new development that complements its 

surroundings and enhances the built environment. 

 

Pedestrian-Oriented Building and Site Design 

• Orient buildings and building entrances to the street. 

• Encourage multiple entrances to multi-family residential buildings.  

• Enhance the pedestrian environment through physical interpretation of history, public art, 

and placemaking.  

 

Pedestrians 

• Improve the pedestrian environment in order to encourage walking. 

• Continue to make improvements to the existing sidewalk network and fill existing sidewalk 

gaps. 

• Foster vibrant public spaces for street life. 

• As opportunities exist, encourage and design for streetscape amenities. 

 

Production and Processing 

• Expand and maintain areas for production, processing, and distribution of products, 

services, and ideas.  

• A healthy local and regional economy requires space for production and processing 

businesses. 

 

Public Realm 

• Proactively improve the public realm to support a pedestrian friendly, high-quality and 

distinctive built environment. 

 

Social Connectedness 
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• Expand and promote opportunities for all residents to connect socially and participate fully 

in the vitality of their community.     

• Create new avenues to facilitate meaningful engagement with underrepresented and 

vulnerable communities that are culturally accessible 

 

Visual Quality of New Development 

• Ensure a high-quality and distinctive physical environment in all parts of the city through 

building and site design requirements for both large and small projects. 

• Allow and encourage a variety of architectural styles. 

 

In summary, this project is modernizing and providing what is needed, based on the local economy of 

the neighborhood, as a production mixed use will further assist with achieving the Comprehensive Plan 

goals as outlined above.  Per Built Form guidance, this site’s proposed height and density can help serve 

as a transition site between lower-intensity residential uses in adjacent, Interior 2 sites and higher-

intensity Corridor 4 and Corridor 6 sites along California Street NE and Lowry Ave NE.  This project will 

act as a missing link, filling a void that better connects the residential neighborhood to the west, the 

California Arts Building to the south and the mixed-use corridor along Lowry to the north with the 

traditional industrial uses, railroad tracks, and high-power electrical lines to the east.   

 

6) The conditional use shall in all other respects, conform to the applicable regulations of the district in 

which it is located. 

 

Upon approval of the submitted applications, the project will conform with the applicable regulations of 

the Industrial Living Overlay District (ILOD) and the existing I1 Light Industrial District.  The proposed 

conditional use permit to increase the allowed height of the building to 85 feet 4 inches is consistent 

with the required findings under § 525.340 of the Zoning Code.  

 

 

Additional factors to be considered when determining the maximum height per 548.110 

 

(1) Access to light and air of surrounding properties.  

 

The project’s massing is separated from neighboring properties by large electrical and construction and 

maintenance easements on the eastern side and, on the northern, western and southern sides, by 

public right-of-way and zoning setback requirements.  On the California Street side, the majority of the 

building will be set back an additional 60+ feet from the property line.  

 

(2) Shadowing of residential properties, significant public spaces, or existing solar energy systems.  

 

A shadow study has been submitted that shows the degree of shadowing by the project.  The study 

evaluated shadows from the project, and other buildings in the project area, during seasonal milestones 

including spring equinox, summer solstice, fall equinox, and winter solstice, and at various times of day.  

Like other buildings in the area, the project will cast long shadows during winter months (particularly 

during early morning hours), but the effects are mitigated by the speed at which the shadow will move 

along the landscape.  For example, between 9 am and noon in winter, the longest shadow from the 

project becomes nearly nonexistent within only three hours per the shadow study.  No existing solar 

energy systems are known to be shadowed by the project. 
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(3) The scale and character of surrounding uses.  

 

The height is compatible with the California Arts Building directly to the south (which has been surveyed 

at over 98 feet in height, which is approximately 20 feet taller than the proposed 6-story building.)   

In order to provide an appropriate scale to the western, neighboring properties, the building includes 

setbacks of the upper stories from the base floor on the western side.  The proposed project will 

improve the area with streetscape improvements, storefront views at the base level and street-level 

walk-up residential units. 

 

(4) Preservation of views of landmark buildings, significant open spaces or water bodies.  

 

The new apartment building will not block any public views of landmark buildings, significant open 

spaces or water bodies.   
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1.0 INTRODUCTION 

 
 
LS Black Development, LLC proposes to construct a mixed use development in the Bottineau 
Neighborhood of Minneapolis, at 2301 California Street NE.  The site is approximately 2.59 acres in in size 
and is located on the north east corner of 23 Avenue NE and California Street NE (See Figure 1, Vicinity 
Map).  
 
The development will create 164 residential units and 13,400 square feet of light industrial space by 
constructing a new building on the lot. Access to the site is planned via an extension of 23rd Avenue NE to 
a surface parking area which also allows access to interior parking.  The interior parking will provide 107 
spaces and the surface parking to the east of building will include 77 spaces for a total of 184 spaces.   In 
addition to the parking access on the east side of the building there are several pedestrian accesses available 
along California Street NE.  Figure 2 illustrates the current site plan.  
 
This TDMP will identify alternative transportation options in the vicinity of the site, will discuss the parking 
and site generated traffic, and will include strategies to encourage the use of these alternative modes. 
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2.0 PEDESTRIAN, BICYCLE AND TRANSIT CONSIDERATIONS 

 
 
The proposed development’s location on California Street NE to the west and 23rd Avenue NE to the south 
affords the future residents of the proposed multi-family residential/mixed use development many 
opportunities for the use of alternative transportation modes.  The site is adjacent to roadways with 
sidewalks, and Lowry Street to the north (about a block north of the site) and 22nd Avenue NE to the south 
(approximately one block south of the site) have on-street designated bike lanes which connect with the 
regional trail system including . (See Exhibit 1 on the following page.)  The site is located adjacent to transit 
options on NE Lowry Avenue and nearby 2nd Street NE.  (See Exhibit 2.)  
 
The on-street bike routes tie into the elaborate bike trail system of Minneapolis, St. Paul and the suburbs.  
This system will enable future residents to easily travel to other downtown locations such as the US Bank 
Stadium, the central business district and Nicollet Mall, as well as venture east to the University of 
Minnesota area and into St. Paul.  There is one Nice Ride Station located one block to the south of the site 
on the northeast corner of the intersection of California Street NE and 22nd Avenue NE.  Nice Ride 
Minnesota is a non-profit bike sharing program being deployed throughout the Twin Cities and is an 
available strategy to reduce trips.  
 
86 secure bicycle stalls will be provided within the parking garage on Level 1 of the building for use by 
residents, and additional outdoor racks with 10 spaces will be provided for residents, guest and employees 
of the light industrial use.  Bicycle amenities for residents including a tuning area are also to be provided.  
 
Sidewalks exist along the public streets that are adjacent to the project site.  These sidewalks provide 
pedestrian access to the robust sidewalk and pedestrian trail network in the Bottineau Neighborhood of 
Minneapolis. It is noted, the development will improve the site conditions for pedestrians along California 
Street NE, by providing enhanced streetscape and lighting and by providing sidewalk along the north side 
of 23 Avenue NE. The building will include a light industrial use on the north side with pedestrian access 
from California Street NE and from the shared surface lot located to the east of the building.  Each public 
street right-of-way adjacent to the building will have a wide sidewalk and ample boulevard width. 
 
There are transit opportunities around this site.  Approximately two blocks to the east of the development 
there is a transit stop at corner of 2nd Street NE and 23rd Avenue NE, and about one block to the north there 
are stops along NE Lowry Avenue. Table 1 lists the routes that are within a quarter mile of the site.   

 
Table 1 

Transit Routes Serving 2301 California Street NE 
 

 
 

  

ROUTE # TYPE OF 
SERVICE DESTINATIONS WEEKDAY 

MIDDAY 
SERVICE w/< 30 
MIN HEADWAYS 

SATURDAY SUNDAY 

11 Local Columbia Heights to S. Minneapolis 4:30 a.m. – 1:30 
a.m. Yes 4:30 a.m. – 1:30 

a.m. 
5:30 a.m. – 1:30 

a.m. 

32 Local Robbinsdale to Rosedale 6:00 a.m. – 10:00 
p.m. No 7:30 a.m. - 10:00 

p.m. 
7:15 a.m. - 9:00 

p.m. 
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Exhibit 1 – Bicycle Routes 

 
 

 
Exhibit 2 – Transit Routes 11 and 32 
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3.0 PARKING CONSIDERATIONS 

 
 
Parking demand is anticipated to be accommodated on-site.  The development is planned to include 164 
residential units and approximately 13,400 square feet of light industrial space, and will provide 184 parking 
stalls, 107 in the interior parking garage and 77 on the surface lot to the east of the building.   
 
Parking requirements for the site have been calculated using the City of Minneapolis Zoning Code 
requirements for Off-Street Parking, as found in Chapter 541, Off-Street Parking and Loading. The site is 
located in I1 Zoning within the Bottineau Neighborhood.   Per section 541-170, Table 541-1, the residential 
component is required to provide a minimum of 1 space per dwelling unit, and the light industrial use is 
required to provide 1 space per 1,000 square feet of space.  Table 2 summarizes the parking requirements. 

 
Table 2 

Estimated Parking Requirements per City Code 

Land Use Units Required Spaces 
from Table 541-1 

Off-Street  
Parking Provided  

 
Apartments 164 Units 164 164 

Light Industrial 13,400 sf 13 20 
 
The proposed 2301 California Street NE development is providing 184 parking spaces, exceeding the 
minimum required 177 spaces for the proposed uses.   Bicycle parking requirements were also reviewed. 
Table 3 outlines the minimum bicycle parking required by the City of Minneapolis for this development, 
per City Code 541, Table 541-3.   
 

Table 3 
Bicycle Parking Requirements per City Code 

Land Use Units Required Bicycle Spaces 
from Table 541-3  

Number of Bicycle 
Stalls Being Provided 

Apartments 164 Units 82 93 
Light Industrial 13,400  sf 2 3 

 
The proposed development will satisfy City Code and provide sufficient bicycle parking on-site. 
 
Loading Space  

The loading requirement for the proposed 164 residential units is one small loading space.  The loading 
requirement for the proposed 13,400 SF of light industrial use is one large loading space.  The project will 
include 1 large loading space within the surface parking lot. Loading activity for the light industrial use will 
occur during non-peak times.  
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4.0 TRAFFIC CONSIDERATIONS 

 
 
Table 4 summarizes the trip generation estimate calculated for the proposed 2301 California Street NE 
development using the Institute of Transportation Engineers' (ITE's) Trip Generation Manual, 10th Edition.  
The numbers shown reflect statistics from general urban/suburban multi-family mid-rise residential 
developments, Land Use Code (221) and assume 100 percent occupancy of the units, as well as light 
industrial, Land Use Code (110).   

Table 4 
Trip Generation Estimates – Proposed Land Use 

Land Use ITE Code Size AM 
Enter AM Exit PM 

Enter PM Exit 

Mid-Rise Residential  221 164 15 44 44 28 
General Light Industrial 110 13.4 8 1 1 7 

Total New Trips 78 80 
 
Swing Traffic Solutions analyzed the intersections around the 2301 California Street NE site, and assessed 
for traffic operational performance.  Intersections analyzed include: 
 

 California Street NE and 22nd Avenue NE 
 California Street NE and NE Lowry Avenue 

 
To understand the impact of site-generated traffic, No-Build operations at these intersections were 
reviewed.  The traffic estimated to be generated by the uses identified in the proposed site plan was then 
added to the roadway network.  Operations at the intersections were again reviewed and compared to the 
No-Build conditions.  The results of the operational analysis show that the addition of site-generated traffic 
has a negligible impact on the operations of the local roadway network.  A full traffic impact study detailing 
the methodology and results of the analysis has been completed and is attached as Appendix A. 
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5.0  TRAVEL DEMAND MANAGEMENT STRATEGIES 

 ___________________________________________________________________________________  
 
A. City of Minneapolis Transportation Goals 
 
The City of Minneapolis has developed Transportation Policies from “Minneapolis 2040”. Key goals of the 
Minneapolis 2040 plan include: 
 

 Eliminate disparity 
 More residents and jobs 
 Affordable and accessible housing 
 Living wage jobs 
 Healthy safe and connected people 
 High quality physical environment 
 History and culture 
 Creative, cultural and natural amenities 
 Complete neighborhoods 
 Climate change resilience 
 Clean environment 
 Healthy, sustainable, diverse economy 
 Proactive, sustainable, diverse government 
 Equitable civic participation system 

 
B. City of Minneapolis Transportation Policy Points 

The following policy points for transportation are identified in the Minneapolis 2040 plan to enable the City 
to attain its stated goals:  
 

 Transportation and Equity: Ensure that the quality and function of the transportation system 
contributes to equitable outcomes for all people; 

 Environmental Impacts of Transportation: Reduce the energy, carbon, and health impacts of 
transportation through reduced single-occupancy vehicle trips and phasing out of fossil fuel 
vehicles; 

 Complete Streets: Plan, design, build, maintain, and operate the city’s transportation system in a 
way that prioritizes pedestrians first, followed by bicycling and transit use, and lastly motor vehicle 
use; 

 Pedestrians: Improve the pedestrian environment in order to encourage walking and the use of 
mobility aids as a mode of transportation; 

 Bicycling: Improve and expand bicycle facilities in order to encourage bicycling as a mode of 
transportation; 

 Transit: Increase the frequency, speed, and reliability of the public transit system in order to 
increase ridership and support new housing and jobs; 

 Public Realm: Proactively improve the public realm to support a pedestrian friendly, high-quality 
and distinctive built environment; 

 Pedestrian-Oriented Building and Site Design: Regulate land uses, building design, and site design 
of new development consistent with a transportation system that prioritizes walking first, followed 
by bicycling and transit use, and lastly motor vehicle use; 

 Skyways: Improve the Skyway system that connects buildings Downtown;  
 Street Grid: Restore and maintain the traditional street and sidewalk grid; 
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 Freight: Accommodate freight movement and facilities in order to support the local and regional 
economy; 

 Development Near METRO Stations: Support development and public realm improvements near 
existing and planned METRO stations that result in walkable districts for living, working, 
shopping, and recreating; 

 Coordinated Development Strategy: Coordinate the development of housing, businesses, and 
infrastructure in geographic areas where a district-wide approach has the greatest opportunity for 
achieving Minneapolis 2040 goals; 

 Shared Mobility: Position Minneapolis to benefit from upcoming changes to vehicle ownership 
models while supporting a shared use mobility network; 

 Innovations in Transportation and Infrastructure: Support the development and deployment of new 
transportation technologies that positions Minneapolis to benefit from these advancements; 

 Transportation Partnerships: Create and seize opportunities to identify and achieve shared goals, 
responsibilities, and participation while leveraging funding opportunities with regional partners or 
others making investments in the city; 

 MSP Airport: Ensure Minneapolis-Saint Paul International Airport is efficient, connected, and 
environmentally sound; 

 Vision Zero: Eliminate fatalities and severe injuries that are a result of crashes on City streets by 
2027; 

 Affordable Housing near Transit and Job Centers: Create more affordable housing near transit and 
job centers; 

 Cultural Districts: Strengthen neighborhoods by prioritizing and accelerating economic 
development, public transit, and affordable housing policies, practices, and resources to protect the 
racial diversity and uplift the cultural identity of the city’s areas where a significant portion of the 
population is comprised of people of color, Indigenous people, and/or immigrant (POCII) 
communities; 

 Freeway Remediation: Recover and repurpose space taken by construction of the interstate 
highway system in Minneapolis and use it to reconnect neighborhoods and provide needed housing, 
employment, greenspace, clean energy and other amenities consistent with City goals; 

 Innovation Districts: Establish and support Innovation Districts to employ district-scale 
infrastructure and systems and to implement flexible policies and practices that allow for 
experimentation and innovation consistent with City goals; 

 Place-based Neighborhood Engagement: Strengthen the City’s robust neighborhood-based 
community engagement system to ensure that it effectively and equitably builds people’s capacity 
to organize to improve their neighborhoods. 

 
C.  Goal of the Travel Demand Management Plan 
 
To succeed, this Travel Demand Management (TDM) plan must assist the City of Minneapolis to achieve 
their transportation goals. Based on previous TDM Plans in the area and the types of proposed land uses, 
the following mode split goals for the project have been identified by the developer: 
 

Table 5 
Mode Split Goals 

Mode Split Goal 
Auto 40% 
Transit 40% 
Bike/Walk 20% 
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The owners and/or TDM Liaison will work to achieve a mode share goal percentage of 50% non-single-
occupant-vehicles for the residential development. 

 
D. Specific Travel Demand Management Strategies  
 
This section outlines specific Travel Demand Management strategies to be implemented by the owner/end 
user/property manager/etc. of this site.  The strategies detail the responsibilities of the site’s responsible 
party in addressing the issues regarding transportation cited above.  LS Black Development, LLC and their 
successors, by accepting the responsibility of implementing the items below, desire to help Minneapolis to 
achieve their goals of enhancing the local transportation system.  Implementation of the items noted will 
help to encourage use of alternate modes of travel, enhance pedestrian friendliness, and achieve a balance 
in the needs of all users of the transportation system.  LS Black Development, LLC and their successors 
specifically commits to the implementation of the following measures: 
 
General 

1. The owners and/or property managers of the development will appoint designated TDM Liaisons 
to coordinate the various TDM strategies that require ongoing attention.  The responsibilities of the 
TDM Liaison would include upkeep of transit information and other communications, carpool 
program coordination, and administration of a shared car program. 

2. The owner/TDM Liaison of the mixed-use building will maintain commuter information in 
common areas for residents/guests and the light industrial employees including items such as transit 
schedules, Metro Transit commuter/carpool program information (Rideshare and the Guaranteed 
Ride Home), and bicycle/pedestrian commuter information or maps. 

3. Assemble and disseminate a move-in package for all new residents.  The move-in package will 
include all the pertinent information on travel information such as parking, alternate modes of 
travel, bus routes and bike routes.    

4. Each resident will also be provided a link to the Minneapolis Transportation Management 
Organization’s Commuter Connection webpage, http://www.commuter-connection.org/, that 
provides a host of links to transit, biking, LRT, rideshare and walking opportunities in the Bottineau 
area of Minneapolis. 

Transit/Carpool 
1. Residents will be informed of Met Transit’s “Go-Card” passes for hassle-free transit.  The link 

http://www.metrotransit.org/passes-go-to-cards.aspx will be provided to residents at move-in, 
along with a pre-loaded Go To card of 10 dollars.  

Bicycles 
1. 85 secure bicycle stalls will be provided for the residents of 2301 California Street NE and 1 secure 

bicycle stall will be provided for the employees of the light industrial user.  Additionally, outdoor 
racks with 10 spaces will be provided near the entrance to the building on California Street NE.   
Bicycle amenities for residents including a tuning area are also to be provided. 

Deliveries 
1. Owners/property managers shall develop and maintain a policy that encourages truck and service 

deliveries to occur outside of peak traffic times.  This would not include FedEx/UPS-type 
deliveries. 
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Parking 
1. No residential parking spaces shall be sold to anyone who does not own or rent property in the 

development.  No residential parking spaces within the development will be sold to the general 
public.   

2. Residential parking will be leased to the resident at a rate separate from the monthly rent.  Excluding 
the monthly cost of leasing residential parking stalls from the monthly apartment rent is believed 
to be an effective way to reduce overall residential parking demand.    

3. Adequate parking is provided by the developer.  The developer and property manager are aware of 
the parking conditions on nearby streets may change at the discretion of the City of Minneapolis.  
The developer or building owner/manager (and Building residents and employees) will not be 
allowed to create or join any existing or future Critical Parking Area. 

Resident Surveys and TDMP Plan Status Reports 
1. With the assistance of Commuter Connection, conduct a statistically valid baseline resident 

commuting survey with the first 6 months after 50% occupancy of the site.  Continue to conduct 
this survey every two years after that, for ten years or until the TDM Plan mode split goals are 
achieved. 
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TRAVEL DEMAND MANAGEMENT PLAN 
2301 CALIFORNIA STREET NE 

MINNEAPOLIS, MN 
 

PLAN APPROVAL 
 

LS Black Development, LLC 

By: _________________________________________________ Dated: __________________________  
LS Black Development, LLC 

 
 
 
Minneapolis Community and Economic Development Department 

By: _________________________________________________ Dated: __________________________  
  
 
       ________________________________________________  
                                CPED Director 
 

Minneapolis Public Works Department 

By: _________________________________________________ Dated: __________________________  
  
 
       ________________________________________________  
 Allan Klugman, Traffic Operations Engineer 
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APPENDIX A 
TRAFFIC IMPACT STUDY 

 ___________________________________________________________________________________  
 

A-1.  EXISTING TRAFFIC CONDITIONS 
 ___________________________________________________________________________________  
 
A. Data Collection 
 
Traffic volumes were analyzed at the following intersections adjacent to the 2301 California Street NE 
development: 
 

 NE Lowry Avenue and California Street NE 
 California Avenue NE and 22nd Avenue NE 

 
In addition to the intersections listed above, the future site access from 23rd Avenue NE to California Street 
NE was also accounted for.  The traffic volumes at the intersections were estimated based on the historical 
counts at NE Lowry Avenue and Grand Street NE, NE Lowry Avenue and 2nd Street NE, and 2nd Street NE 
and 20th Avenue NE.  Figures 3 illustrates the estimate No-Build AM Peak Hour and PM Peak Hour turning 
movement traffic counts.   
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 ___________________________________________________________________________________  
 

A-2.  NO-BUILD ALTERNATIVE 
 ___________________________________________________________________________________  
 
To address the impacts of a development on the surrounding roadway system, it is necessary to first analyze 
traffic conditions that are present on the roadway system without the inclusion of the proposed 
development.  In this case the estimated existing conditions were analyzed. 
 
A. Operational Analysis Methodology 
 
Traffic operations for peak hour conditions within the study area were analyzed using the industry-standard 
Synchro/SimTraffic 11 software package, which uses the data and methodology contained in the 6th Edition, 
Highway Capacity Manual, published by the Transportation Research Board.  The software model was 
calibrated using existing conditions before being used to assess future conditions. 
 
The operating conditions of transportation facilities, such as traffic signals and stop-controlled intersections, 
are evaluated based on the relationship of the theoretical capacity of a facility to the actual traffic volumes 
on that facility.  Various factors affect capacity, including travel speed, roadway geometry, grade, number 
and width of travel lanes, and intersection control.  The procedures describe operating conditions in terms 
of a Level of Service (LOS).  Facilities are given letter designations from “A,” representing the best 
operating conditions, to “F,” representing the worst.  Generally, Level of Service “D” represents the 
threshold for acceptable overall intersection operating conditions during a peak hour. The Chart below 
summarizes the level of service and delay criteria for signalized and unsignalized intersections. 

LOS Designation Signalized Intersection 
Average Delay/Vehicle (Sec.) 

Unsignalized Intersection 
Average Delay/Vehicle (Sec.) 

A < 10 < 10 
B > 10-20 > 10-15 
C > 20-35 > 15-25 
D > 35-55 > 25-35 
E > 55-80 > 35-50 
F > 80 > 50 

 
The acceptable threshold for a particular movement at an intersection depends on both the priority assigned 
to that movement and its traffic volume.  In general, the higher the priority and the higher the traffic volume, 
the more stringent the acceptable threshold will be.  For example, the acceptable threshold for a high-
priority/high-volume suburban movement might be “C,” while LOS “F” on a low-priority/low-volume 
urban movement might be appropriate. For side-street stop-controlled intersections, a key measure of 
operational effectiveness is the side-street LOS.  Long delays and poor LOS can sometimes result on the 
side street, even if the overall intersection is functioning well, making it a valuable design criterion.   
 
A final fundamental component of operational analyses is a study of vehicular queuing, or the lineup of 
vehicles waiting to pass through an intersection.  An intersection can operate with an acceptable level of 
service, but if queues from the intersection extend back to block entrances to turn lanes or accesses to 
adjacent land uses, unsafe operating conditions could result.  The 95th percentile queue, or the maximum 
length of queue with a 5% chance of occurring during the peak hour, is considered the standard for design 
purposes. 
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B. Results of Analysis; No-Build Scenario 
 
The existing roadway infrastructure, in terms of roadway cross sections and intersection control, has the 
capacity to support the current traffic.  Tables 6 and 7, which summarize the results of the No-Build 
operational analysis, include the LOS for each study area intersection.  The complete operational analysis 
output is available upon request. 

Table 6 
Results of No-Build Analysis – AM Peak Hour 

Intersection Level of Service1. Notes/95th Percentile Queues2 
NE Lowry Ave & California St NE a/b (sb) SB queue is forecast at 46 feet 

23rd Ave NE & California St NE a/a (eb) EB queue is forecast at 30 feet 
22nd Ave NE & California St NE a/a (nb) SB queue is forecast at 25 feet 

1.  Overall LOS reported from SimTraffic delay calculations.  First letter represents intersection LOS, while second letter represents worst LOS 
of individual approach.   Lower case letters indicate unsignalized intersections. 

2. 95th percentile queues are a result from an average of 10 SimTraffic simulations. 
 

Table 7 
Results of No-Build Analysis – PM Peak Hour 

Intersection Level of Service1. Notes/95th Percentile Queues2 
NE Lowry Ave & California St NE a/b (sb) SB queue is forecast at 43 feet 

23rd Ave NE & California St NE a/a (eb) WB queue is forecast at 33 feet 
22nd Ave NE & California St NE a/a (sb) SB queue is forecast at 33 feet 

1.  Overall LOS reported from SimTraffic delay calculations.  First letter represents intersection LOS, while second letter represents worst LOS 
of individual approach.   Lower case letters indicate unsignalized intersections. 

2. 95th percentile queues are a result from an average of 10 SimTraffic simulations. 
Results of the analysis contained in Tables 6 and 7 indicate that all study area intersections are operating at 
an acceptable overall LOS for the No-Build conditions.  The 95th percentile queues are managed within the 
existing infrastructure without impacting turning movements at adjacent intersections.  
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 ___________________________________________________________________________________  
 

A-3.  BUILD ALTERNATIVE 
 ___________________________________________________________________________________  

A. Site-Generated Traffic 

2301 California NE will include a mix of multi-family residential and light industrial space and is expected 
to be completed in 2021 and fully occupied by 2022.  Table 8 summarizes the trip generation estimate 
calculated for the proposed 2301 California Street NE development using the Institute of Transportation 
Engineers' (ITE's) Trip Generation Manual, 10th Edition.  The numbers shown reflect statistics from general 
urban/suburban multi-family mid-rise residential developments, Land Use Code (221) and assume 100 
percent occupancy of the units, as well as light industrial, Land Use Code (110).   

Table 8 
Trip Generation Estimates – Proposed Land Use 

Land Use ITE Code Size AM 
Enter AM Exit PM 

Enter PM Exit 

Mid-Rise Residential  221 164 15 44 44 28 
General Light Industrial 110 13.4 8 1 1 7 

Total New Trips 78 80 

As shown in Table 8, the proposed 2301 California Street NE development is forecast to generate 78 new 
trips during the AM peak traffic hour and 80 new trips during the PM peak traffic hour. 
 
B. Trip Distribution and Assignment 

The distribution of site-generated traffic from and to the adjacent street system was based on distribution 
patterns within the study area.  The estimated trips from Table 8 were assigned across the study area 
roadway network.  Figure 4 illustrates the AM and PM trip assignment on the network.  These trips were 
combined with the No-Build peak hour volumes to represent the 2022 Build volumes.  Figure 5 illustrates 
the 2022 Build AM and PM Peak Hour volumes through the study area.  
 
C. Results of Analysis: Build Scenario 
 
This section contains the results of the Build intersection operational analyses and provides 
recommendations for mitigating project-related traffic impacts, as necessary.  A summary of the results 
from the analysis representing the 2022 Build conditions are presented in Table 9 for the AM Peak hour 
and Table 10 for the PM Peak hour. 

Table 9 
Results of 2022 Build Analysis – AM Peak Hour 

Intersection Level of Service1. Notes/95th Percentile Queues2 
NE Lowry Ave & California St NE a/b (nb) SB queue is forecast at 45 feet 

23rd Ave NE & California St NE a/a (eb) WB queue is forecast at 48 feet 
22nd Ave NE & California St NE a/a (nb) SB queue is forecast at 40 feet 

1.  Overall LOS reported from SimTraffic delay calculations.  First letter represents intersection LOS, while second letter represents worst LOS 
of individual approach.   Lower case letters indicate unsignalized intersections. 

2. 95th percentile queues are a result from an average of 10 SimTraffic simulations 
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Table 10 
Results of 2022 Build Analysis – AM Peak Hour 

Intersection Level of Service1. Notes/95th Percentile Queues2 
NE Lowry Ave & California St NE a/b (sb) SB queue is forecast at 44 feet 

23rd Ave NE & California St NE a/a (wb) WB queue is forecast at 48 feet 
22nd Ave NE & California St NE a/a (sb) SB queue is forecast at 37 feet 

1.  Overall LOS reported from SimTraffic delay calculations.  First letter represents intersection LOS, while second letter represents worst LOS 
of individual approach.   Lower case letters indicate unsignalized intersections. 

2. 95th percentile queues are a result from an average of 10 SimTraffic simulations. 

Results of the analysis of the 2022 Build conditions for the proposed 2301 California Street NE mixed-use 
residential development summarized in Tables 9 and 10 indicate that all study area intersections are 
projected to operate at an acceptable overall LOS with the addition of site-generated traffic.  Again, the 95th 
percentile queues are accommodated within the existing infrastructure without impacting turning 
movements at the adjacent intersections. 
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 ___________________________________________________________________________________  
 

A-4.  CONCLUSIONS 
 ___________________________________________________________________________________  
 
The preceding analysis has evaluated the potential traffic impacts of the proposed development of the Duffy 
2301 California Street site into multi-family residential units with the ground level dedicated to light 
industrial use, on the operations of the study area intersections surrounding the site in the Bottineau 
neighborhood of Minneapolis. 
 
Two scenarios, a No-Build and a Build scenario were analyzed and compared to assess the development’s 
impact of vehicular traffic to the roadway system. The Proposed Plan consists of a 164 residential unit 
building with approximately 13,400 square feet of light industrial space on the ground level and is located 
in the northeast quadrant of the California Street NE and 23rd Avenue intersection. Access is proposed via 
an extension of 23rd Avenue NE to the east then into a surface parking area east of the building.  The surface 
lot will also provide access to an internal parking garage. 
 
Development of the Proposed Plan is expected to generate 68 new AM Peak hour trips and 80 new PM 
Peak hour trips on the study area roadways.  Results of the operational analyses indicate that under the  No-
Build and Build scenarios, all study area intersection will operate acceptably. Further, with all the bicycle, 
pedestrian and transit opportunities present in and around the site, vehicular trip generation will remain low.     
 
 
 



From: neekol J
To: Smith, Mei-Ling C.
Subject: [EXTERNAL] Plan 11552
Date: Tuesday, September 22, 2020 5:44:08 PM

I live directly across from where this building proposal is and I do not want a six story
industrial living Place here. This is a quiet residential neighborhood. I would no longer have
privacy in my own back yard because I’m sure six stories up you can see it. It will disrupt our
quiet neighborhood with noise, traffic and problems with parking. It also would make home
life for me and my family less enjoyable. This is not the place for an industrial living overlay.
Please don’t let this happen. It would ruin our peaceful home. Sincerely, Neekol Jensen my
address is 2400 California street. Please feel free to email me.

[EXTERNAL] This email originated from outside of the City of Minneapolis. Please exercise caution when opening
links or attachments.

mailto:ilovemykitties3@gmail.com
mailto:Mei-Ling.Smith@minneapolismn.gov


From: Patricia Canney
To: Fletcher, Steve; Smith, Mei-Ling C.
Cc: bna; Jennifer Young
Subject: [EXTERNAL] Comment re: 23rd California St NE Proposed LS Black
Date: Saturday, September 26, 2020 10:10:39 AM

Dear Council Member Steve Fletcher and City Planner Mei Ling Smith,

I am a resident of the NE riverfront neighborhood (2nd St and 1st Ave NE) and a 20+ year
tenant-artist in the California Building. I love the creative, ethnic, business diversity of NE. I
love the fact that a 100 yr old industrial bldg is creative hub, with a farm garden across the
street and railroad tracks in my backyard.  I have watched the neighborhood grow, I have been
a part of it as a 20 yr member of NEMAA and participant of Art-A-Whirl.

I support increasing population density, bike, transit, walkability, and NE has long been the
“poster child” with its mix of single family and multi unit housing coexisting side by side with
commerce and industry. (I was a 28 yr resident of “old Southside” neighborhood with its one
house per lot “red lined” neighborhoods and NE is so much more interesting!)

BUT this new proposed housing complex directly north of the Calif Bldg is appalling! I agree
with all the points Jennifer Young makes in her letter. 

the truck traffic at the California Bldg Loading dock which is also their front entry…
crazy!
they are providing ZERO green space for their residents…. clearly relying on the fact
that our green space is right next door!! Or maybe they think the rail road tracks are the
new playground!!!

Quoting Jennifer Young’s letter: "I'm asking you to please deny the zoning changes for the LS
Black to allow an industrial living overlay in an I-1 zoning for this development and to also
deny their variance requests to allow this development to build any higher than 4 stories at this
site and to provide scarely little production space. This one should go back to the drawing
board."

I would invite you to make a little road trip to visit my studio…. please don’t just look at maps.
Grab a coffee at MOJO and come up and take a look at the site from my 4th floor windows
and envision what this giant behemoth of a project with nothing but brick and cement and
asphalt right UP to the property line would look like.
Call or text anytime. I’ll be there!!

Respectfully,

Patricia Canney

612-387-6225

patty@pacanney.com OR pacanney@gmail.com

Studio Open by appointment in the California Building

mailto:pacanney@gmail.com
mailto:steve.fletcher@minneapolismn.gov
mailto:Mei-Ling.Smith@minneapolismn.gov
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=user99f4d478
mailto:jen@californiabuilding.com
mailto:patty@pacanney.com
mailto:pacanney@gmail.com


2205 California St. NE #406 
Minneapolis, MN 55418

@pacanney on social media
Find links on www.pacanney.com

[EXTERNAL] This email originated from outside of the City of Minneapolis. Please exercise caution when opening
links or attachments.

https://gcc01.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.pacanney.com%2F&data=02%7C01%7CMei-Ling.Smith%40minneapolismn.gov%7C3de02aa50c31406b2cf608d8622e52f1%7C0bfb3f5ae8ea4d54b0212b2f910c715f%7C0%7C1%7C637367298385890661&sdata=xp1xJUst0LHV07usZ3hkSAsa%2BdpkjPg42GItSwhdXbM%3D&reserved=0


From: Carl Oltvedt
To: Smith, Mei-Ling C.
Cc: Jennifer Young
Subject: [EXTERNAL] Apartment Proposal
Date: Sunday, September 27, 2020 10:06:58 PM

Mei-Ling,

Thank you so very much for your call back to me on Friday.  I am following up about my concerns regarding the
large apartment complex proposal for the open space north of the California  Building located at 2205 California
Street N.E.  I am very concerned about the increase in population density, traffic and resulting parking congestion
with the number of units proposed, as well as with the added stress connected in the additional light industry
included in the lower floor of the plan.  I have my studio located in the California Building, where I have been since
October of 2015.  It is most often a quiet area, with artists and small businesses focused on creative work with the
intent of furthering the development of what each can offer to the community at large and continuing his/her own
future growth.  I fear that the addition of such a large complex with the tremendous increase in the surrounding
population density will have a dramatic and negative impact on the existing environment.  With the proposal, it is
clear that there will be an enormous stress on parking and access to the existing surrounding residential properties
and the businesses in the California Building, which I don’t feel is fair or appropriate.

I ask that the request for this plan be denied.

Sincerely,
Carl Oltvedt

[EXTERNAL] This email originated from outside of the City of Minneapolis. Please exercise caution when opening
links or attachments.
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California Building Company 
2205 California Street NE, #100 
Minneapolis, MN 55418 
 
Mei-Ling Smith, Senior City Planner 
Department of Community Planning & Economic Development 
250 S 4th Street, Room 300 
Minneapolis, MN 55415-1385 
 
September 28, 2020 
 
 
 
Re: 2301 California Street NE & 78 23rd Ave NE 
 
Dear Mei-Ling Smith, and The City Planning Commission, 
 
As an adjacent neighbor this site, as well as resident of Minneapolis, we are opposed to the 
rezoning, conditional use permits, and variance request of the property 2301 California St NE 
and 78 23rd Ave NE as proposed. 
 
We respectfully ask the Planning Commission to deny the zoning changes, conditional use 
permits and requested variances on this parcel. We are not we are anti-growth, we are 
enthusiastic supporters of smart, planned urban development that is consistent with goals of the 
Bottineau Neighborhood Association, community and the City. We have specifically supported 
many other developments in the Bottineau neighborhood including 3 affordable housing projects, 
one at 18th and University NE, Bottineau Commons, another affordable housing project called 
Bottineau Lofts at the former East Side Neighborhood Services/Northeast Neighborhood House 
at 19th and 2nd Street NE, the 3rd and most recent Common Bond Housing project on Lowry and 
Marshall St NE and also the new home of East Side Neighborhood Services, Inc, a community 
social service center, at 1700 2nd Street NE. In all 4 cases, the developments are properly located 
on existing commercial / community corridors. The Bottineau Commons is a 4 story affordable 
housing project, the Bottineau Lofts is a re-use of a 3-story community center/settlement house 
turned affordable housing, and Common Bonds project is mainly a 4 story low 
income/affordable/market rate mixed use building with a stepped back 5th story. We also 
supported the River Run affordable housing project in neighboring Sheridan Neighborhood. In 
every case, these developments had developers that worked in concert with the community and 
neighborhood organization to meet the needs of the community. Sadly, that cannot be said for 
this applicant. 
 
Our reasons to deny the requested zoning changes & variances for this project include: 

1  The rezoning and included variance requests to allow this project as proposed would 
create spot-zoning. 

a. The land is zoned I-1. 



b. The site is mid-neighborhood and mid-block. 
c. The site is not a commercial corridor, not today and not in the 2040 plan. 
d. The adjacent land to the north (on the east side of California Street NE) is zoned 

R2-B and there are 5 - 1 and 2 story homes directly north of the site on the same 
(east) side of California Street NE. 

e. The land across California Street NE to the west is zoned R2B on 22nd & 23rd  and 
California Street NE. There are 23 - 1, 1.5 and 2 story homes across the street 
from the proposal on 23rd and 22nd and California Street NE 

f. The adjacent land immediately south of the proposal on the east side of California 
Street is zoned I-1, is occupied by the California Building Company, home to 85 
artist studios since 1980. The use of the California Building is production space, 
metal working and artist studios. The building operates daytime and evening 
shifts. The shipping and receiving dock is on the north side of the California 
Building at 23rd Ave NE and there is active trucking use of 23rd Ave NE  between 
California Street NE and the loading and truck parking area. The placement of 
164 residences, presumable families with children in the 2/3 BR units abutting our 
land, will create conflicts for the ongoing industrial uses on our land and 
effectively limit the value of our existing I-1 zoning rights.  

g. Adding a 6 story, 164-unit residential building mid-block/mid-neighborhood on a 
residential street is completely out character with the surrounding neighborhood. 
The proposed site is mid-block and mid-neighborhood in a neighborhood where 
nearly all the residential land is zoned R2B. According to a housing analysis done 
in 2007, by Greg Corrandini, Research Assistant, University of MN on behalf of 
the Bottineau Neighborhood Association, most of the housing stock in the 
neighborhood are Folk Victorian/American architecture (62.7%), 1 or 2 story blue 
collar housing, with 21.5% Bungalows most being 1.5 stories.  

h. The proposed project is not in scale with existing interior neighborhood industrial 
or mixed use buildings. The massing of the proposed 6 story development, height 
(87’), width (168’6”), length (426’) grossly outsizes anything in the interior of the 
Bottineau neighborhood. All existing mixed use and industrial structures are 
smaller, and shorter with nearly all office, mixed use and industrial structures 
being 1-3 stories. The only exception of a mid-neighborhood building taller than 3 
stories is the tower section of the historic California Building (built 1915) which 
is 6 stories. However, the tower of the California Building at 60’wide by 156’ 
long which is 1/3 the size of the proposed project. 

i. The proposed project does not respect the historical significance of existing 
structures. The proposed lack of setbacks and green space of the project create an 
effective 87’x168’x426’ wall to the north of the California Building and the 
sightlines and view sheds of the historic structure will be lost. The California 
Building, 2205 California Street NE, has historical significance to the 
neighborhood and city. The Mead and Hunt study, prepared in 2004 for the City 
of Minneapolis, note the California Building, built as the Minnesota Fibre Bottle 
Company Building in 1915 and recommend it for both local and National historic 
designation. 

j. The proposed project is not in scale with existing interior residential 
neighborhood with historical significance. The same 2004 Mead and Hunt study 



also identified the residential neighborhood bounded by Lowry Avenue NE on the 
north, the south side of 22nd Avenue NE, Marshall Street NE on the west, and 
California Street NE to the east, as an area of significance and integrity within a 
context of worker housing in the City of Minneapolis and stated the area deserves 
additional study for possible historic designation.    

k. The proposed project does not mitigate the conflicts between proposed 164 new 
residential uses and existing industrial (production) uses at the neighboring site. 

l. This residential project and it’s massing and scale belong on a commercial 
corridor and or community corridor and is better suited to Marshall Street NE, 
Lowry Avenue NE, University Avenue NE, or 2nd Street NE. 

m. The proposed project is outside of the Lowry Avenue Community Corridor. 
Minneapolis Plan for Sustainable Growth, 2009 encourages the development of 
low to medium density housing on Community Corridors to serve as a transition 
to surrounding low-density residential areas. More intensive residential 
development should occur at primary intersections where it is compatible with the 
existing character.  
 

2. The proposed project does meet the goals of the Bottineau Neighborhood Association to add 
more owner-occupied homes. 
Bottineau Neighborhood Association’s small area plan lists the community’s desire for more 
owner-occupied housing. According to the 2010 Census, Bottineau has 727 housing units, with 
roughly 270 of those owner-occupied.  
 
3.  The proposed project does not provide outdoor play/green space for the children that will live 
in the project. The California Building has green space surrounding our site and we’re very 
concerned that the children will want to play on our land and cut through our land and through 
our loading/trucking zone to reach the Bottineau Park. We have always struggled with children 
using our beautiful glass windows are rock-throwing target practice, some years needing to 
replace dozens of window glass. Children need structured outdoor positive play space not only to 
help them grow into happy adults but to keep them from taking up unsafe activities. And, it is 
unreasonable to not provide an outdoor safe space for children next to an industrial facility where 
inevitably, children will play at the next nearest space. Furthermore, the proposed site abuts and 
active rail line which is also a natural children play area if nothing structured is provided.  
 
4. The proposed project will create shipping & receiving conflicts at the California Building. The 
project has proposed their main pedestrian entrance as well as vehicle parking egress/ingress 
adjacent to the California Building’s shipping/receiving/loading area and truck parking areas. 
The loading dock at the California Building receives large trucks that while parked at our dock, 
extend into 23rd Avenue NE. The traffic proposed on 23rd Avenue NE for project’s 164 
residential units and 13,000 SF of production space will impact the businesses in the California 
Building ability to ship/receive and create parking/shipping delays for both sides of the street. 
 
5. The proposed project is zoned I-1. Residential use in the existing I-1 zoning is prohibited. The 
developer does not have a right to expect that a residential project will be allowed. The new 2040 
plan shows future land use as Production Mixed Use. Production Mixed Use designations allow 
residential uses as part of mixed use buildings that provide production space. The proposed 



project is first and foremost a residential project, that is offering only 5% of the built project 
(roughly 13,400 SF) as production space. The 2040 plan is brand new, providing only 5% of the 
built project as production space is a stretch of the definition of mixed use project and does not 
meet the spirit of this new designation which allows residential uses to be a part of a mixed-use 
production space project. In fact, the project doesn’t even align the 13,400 SF of production 
space with the I-1 zoned land to the south, to the contrary, they positioned the production space 
on the north side of the development adjacent to existing land zoned R2B. 
 
6. The proposed Production space within the project is 20% of the first-floor built area, which is 
too low in a production mixed use project.  The first floor of the project includes 67,273 SF 
divided as follows, Mixed Use Production 13,400 SF, Residential 4,996 SF, Amenity 7,895 SF, 
Parking 40,982 SF.  If the requirement under the 2040 plan in Production/Mixed Use areas, is to 
require a minimum of 50% of the first floor as production space, this project does not meet that 
standard. The developer told the community the parking area did not need to be included in the 
first-floor calculations. This logic does not meet the spirit or intent of mixed use production areas 
and the need to continue to provide production spaces within the city. To carry out an extreme 
example, if a developer proposed 100% parking on the first floor, 0% Production Space would 
be required/offered. Further, this project falls within the Northeast Minneapolis Arts District 
where loss of production space threatens the affordability, longevity and sustainability of the 
Arts District which is a cultural and economic asset to the City. This project as proposed is not 
maximizing the potential contribution of new production space to the Northeast Minneapolis 
Arts District (Policy 29 Arts and Creative Spaces, Venues, and Districts: Ensure growth and 
sustainability in the creative sector economy by providing artists, creative workers, and cultural 
organizations with the resources and support they need to create and thrive.  The City will seek 
to accomplish the following action steps to ensure growth and sustainability in the creative sector 
economy by providing artists, creative workers, and cultural organizations with the resources and 
support they need to create and thrive. Action a, Explore strategies to retain buildings that offer 
artists and creative workers access to flexible and affordable spaces, spaces that serve unique 
production needs, and proximity that allows for interaction and learning from one another.)  
(Policy 55 Business Innovation and Expansion: Promote and support business creation, 
innovation, entrepreneurship, and expansion. Action step h. Align City policies and resources 
toward attracting and retaining businesses with low negative community impacts and high 
positive community impacts that provide a high density of quality jobs or otherwise significantly 
enhance the vibrancy of the regional economy.) 
The Northeast Arts Action Plan, 2002, states goals for the Northeast Minneapolis Arts District 
are to Establish affordable arts production and studio space with relatively stable rents, available 
for at least 10 years, for artist’ use only. Production space within the Northeast Minneapolis Arts 
District should be maximized for artist uses. 
 
7. Insufficient road infrastructure for the project. The residential streets of 22nd Ave NE, 23rd Ave 
NE and California Streets NE were not built to handle the dramatic increase in traffic from an 
additional 120-200 cars per day that will occur if the rezoning for this project is permitted. 
Pedestrians, bikes, cars and trucks will all struggle to cross the intersections at 23rd and 
California Street NE and 22nd and California Street NE. 22nd Avenue and University Avenue 
already doesn’t function well. There is no stop and go light at 22nd Avenue and University 
Avenue NE. Cars and pedestrians struggle to turn and cross this intersection to enter the 



neighborhood to reach the residences, businesses and public amenities such as the Bottineau Park 
and the parks on the Mississippi River. 
 
8. The height of the project is inappropriate for the neighborhood. The neighborhood has no 6 
story residential projects in the entire neighborhood. The proposed project does not match the 
surrounding interior residential neighborhood of 1, 1.5 and 2 story residences and 1-3 story 
commercial/industrial buildings. The current zoning I-1 allows for a maximum height of 4 
stories. Matching the character of the interior neighborhood location would suggest a low-rise 
stepped development of 2.5 stories (or 1 story stepped to 3 stories) to respect the existing 
character of the surrounding interior neighborhood. 
 
9. The project’s proposed setbacks do not match the existing residential Bottineau neighborhood. 
According to the Housing Analysis study done in 2007, by Greg Corrandini, the average setback 
of all residential buildings, multi-family and mixed use housing have an average setback of 
18’6” – with 50% of the setbacks between 15’ and 25’. The project is proposing front yard 
setbacks on California Street of 2’0”, 5’8”, 19’ and the small plaza on the north end of roughly 
50’. A majority, 60+% of the project setbacks are less than the neighborhood average on the 
California Street face which is not in character for the neighborhood’s 15’-25’ setbacks. 
 
10. The Bottineau Neighborhood Small Area Plan does not support this project on this location. 
Their plan states that low (2 family to less than 20/dwellings units/acre) to medium density (20-
50 units per acre) residential developments shall be promoted along the Community Corridors 
where it is compatible with the existing character of the neighborhood at: Lowry Ave NE, 
University Ave NE, Marshall Street NE, 2nd Street NE. 
 
11. The project sits within the Northeast Minneapolis Arts District, designated by the City of 
Minneapolis in the early 2000’s (boundaries are 26th Ave NE, Central Ave NE, Mississippi 
River, Broadway Street NE. I-1 zoned land is valuable to the Northeast Minneapolis Arts District 
so the area can continue to grow and attract more visual artists, arts organizations, video and 
photography producers, galleries, movie makers, art schools, industrial arts and trade schools and 
other production businesses to locate new projects within the City’s Northeast Minneapolis Arts 
District.  The area attracts people from all over the world to visit, work, and engage with creative 
people within the Arts District.  
 
12. Lack of genuine neighborhood engagement.  

a. During COVID-19 it is very difficult to make certain all voices are heard. Some elderly 
neighbors and others with other economic or language barriers as well as those who are internet 
and technically challenged have no way to attend a ZOOM meeting.  

b. No written facts were presented to the neighborhood about the zoning 
changes/conditional use/variances requested, however they verbally disclosed they would be 
requesting some. When asked why the developer deserved the zoning change and variances: they 
said the city has a point system, you can get more information from the city 

c. While the developer attended a community ZOOM meeting on September 24, 2020, 
the reality was the developer was there to tell the neighborhood what they will be doing, 
not to hear suggestions and work with the stakeholders to make a better fit for the 
community. The following suggestions were shut down with a statement that we looked 



at that and we cannot do it, or it isn’t feasible, or it isn’t necessary because it’s an urban 
project in an urban neighborhood on an urban site: 
 1) add outdoor play space for the children 
 2) add more green space for the development and community 
 3) build a smaller project, height, width, length 
 4) move the entry to the north side of the project 
 5) add a green roof and/or other green building principals 
 6) break up the massing 
 7) add in house programing for the children that will live here 
 8) add ownership options 
 9) add more production space 
  

13) Corridor 4 / Production Mixed Use Comp 2040 and the Northeast Minneapolis Arts District. 
Projects that locate within the Northeast Minneapolis Arts District on currently zoned I1 land, 
and now listed as Corridor 4 or future land use Production Mixed Use should require that 50% 
of the entire development or 100% of the entire main floor of the development provide 
production space. Policy 29 Ensure growth and sustainability in the creative sector economy by 
providing artists, creative workers, and cultural organizations with the resources and support they 
need to create and thrive.  The implementation of the new 2040 Plan is in its draft stages. As a 
city, we are still determining how to interpret and implement the new plan. Please consider this 
land as important vital space for the future growth of the Northeast Minneapolis Arts District and 
the economic and cultural vitality of the City and require more first floor space be designated to 
production spaces. 
 
In summary, I respectfully request you to deny the zoning change, conditional use permits and 
any variances for this project as proposed. 
 
Sincerely yours, 
California Building Company 
 
 
 
Jennifer Young, President 
 
cc. Steve Fletcher 
Bottineau Neighborhood Association 



From: Mariam Slayhi
To: Jennifer Young
Cc: Smith, Mei-Ling C.; Fletcher, Steve; bna
Subject: [EXTERNAL] Re: 2301 California St NE & 78 23rd Ave NE proposal
Date: Monday, September 28, 2020 4:09:46 PM

Bottineau Neighborhood Association
2205 California Street #107
Minneapolis, MN 55418

To: 
Mei Ling Smith, and The City Planning Commission,

Bottineau Neighborhood is in support of the letter that Jennifer Young has written to you
regarding the LS Black site (2301 California st NE).

We formally deny :
- zoning change
-the variance
-Conditional use permit

Best regards,
Bottineau Neighborhood
Mariam Slayhi
President

On Mon, Sep 28, 2020 at 3:49 PM Jennifer Young <jen@californiabuilding.com> wrote:
Dear Mei-Ling Smith, Senior City Planner,
Attached please find my comments relating to the 23rd and California St NE Proposal to be
presented to the Planning Commission on October 5, 2020 and my request asking
the Planning Commission to deny the zoning changes and conditional use permits for the
project as proposed.
Sincerely,
California Building Company
Jennifer Young
cell:612-554-2206

[EXTERNAL] This email originated from outside of the City of Minneapolis. Please exercise caution when opening
links or attachments.
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From: Mariam Slayhi
To: Smith, Mei-Ling C.; bna; Fletcher, Steve
Subject: [EXTERNAL] Fwd: CA Street Development Plan
Date: Monday, September 28, 2020 4:23:26 PM

---------- Forwarded message ---------
From: Bottineau Neighborhood <bna@bottineauneighborhood.org>
Date: Mon, Sep 28, 2020 at 2:56 PM
Subject: Fwd: CA Street Development Plan
To: Mariam Slayhi <mslayhi@gmail.com>

FYI

---------- Forwarded message ---------
From: Joyce Lyon <lyonx001@umn.edu>
Date: Sun, Sep 27, 2020 at 4:40 PM
Subject: CA Street Development Plan
To: <steve.fletcher@minneapolismn.gov>
Cc: <bna@bottineauneighborhood.org>

Dear Steve Fletcher,

I was at the Bottineau Neighborhood zoom meeting.  At your invitation, I write to voice
concerns about the proposed LS Black development for California Street.  I approach from
two perspectives: I am a visual artist with a studio in the CA Building and I have a strong
interest in successful affordable housing. 

I was not familiar with your background before the meeting (I live in St. Anthony Park) but I
have now visited your website and am impressed with your proactive commitment to
developing affordable housing and to pursuing social justice in general. 

My hope is you will pay attention to the objections raised by the Bottineau community.  From
what I heard these do not stem from self-interest nor a “not in my backyard” position but
rather from serious concerns that the project as currently designed is problematic.

I share concern about density (number of units, height and totality of land use).  The building
is a monolith, closed off to interactions with neighborhood.  Equally concerning is total
absence of green space—for adults or children.  Green space allows neighbors to know
neighbors.  With 164 units, there could be upward of 200 kids with no outdoor play space. 
Additionally, plans for major residential access from 23rd Ave side will create congestion and
potential hazard because it coincides with the already tight loading zone of the California
Building. 

Later I wondered who is the intended residential population, beyond income level. 

mailto:mslayhi@gmail.com
mailto:Mei-Ling.Smith@minneapolismn.gov
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mailto:lyonx001@umn.edu
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Apartments range from 1-3 bedrooms but I don’t believe we saw a breakdown of how many of
each.  Is this for families, in which case the above concern about provisions for children
applies?  Or is it for singles/couples and groups of roommates?  If the latter, is there an
eligibility test and on whose income will the rent be based?  “Household” income?  Three
roommates, each with income of 40% AMI, equals 120% AMI.  What would they pay?  Are
they really the population that needs “affordable” housing? 

I recommend an NPR On the Media podcast: The Scarlet E Part IV: Solutions that considered
low income housing nationally:   (https://www.wnycstudios.org/podcasts/otm/episodes/scarlet-
e-part-iv-solutions).

I realize they were talking about lower income housing but there is a through line.  They found
two elements in the conceptualizing/design of “successful” developments that made a positive
difference when sustained: involving residents in decision-making and offering programs for
children, including after school, daycare, and tutoring.  Programming would not be the
responsibility of the developer (might there be city funds available?) but space for such
activities needs to be designated from the outset.  In this case, the developer has included
“Production Space” in the plan—in the hope of qualifying for a zoning change from industrial
to residential—but specific use is so far unspecified.  Might some of this production space be
used help build community?

 I urge you to withhold support for this project unless/until more attention is paid to human
feasibility, for which there are fewer code requirements than for water management but which
is equally crucial.

Sincerely, 

Joyce Lyon 

Visual Artist, Studio, California Building

Associate Professor Emerita, Dept. of Art, UMN-TC

[EXTERNAL] This email originated from outside of the City of Minneapolis. Please exercise caution when opening
links or attachments.
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From: dericnegen@hotmail.com
To: Smith, Mei-Ling C.
Subject: [EXTERNAL] Plan 11552 proposal
Date: Tuesday, September 29, 2020 5:52:41 PM

Good afternoon. I'm writing to you about the petition for the 6 story complex at 2301 California street. I would like
to go on record as being opposed to this petition. As I live within 350 feet of the proposed project, I do not want the
increased amount of population or the eyesore of a large six story complex on this quiet street. Thank you for your
consideration.
Sent from my T-Mobile 4G LTE device

[EXTERNAL] This email originated from outside of the City of Minneapolis. Please exercise caution when opening
links or attachments.
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From: Kathryn Behrens
To: Smith, Mei-Ling C.
Subject: [EXTERNAL] Objection to 2301 California St Building
Date: Tuesday, September 29, 2020 4:31:59 PM

Please stop building these giant buildings in Northeast. The ones already open in the area  are
not full yet more and numerous more are currently being built. This is not the neighborhood
we bought homes in, this is ceasing to be the "arts district", and driving up rents. There is
already a giant one going up very close to this proposed site on Marshall and Lowry. These
developments are short sighted and do not address housing inequities. 

Katie Behrens 
2416 Grand St NE

[EXTERNAL] This email originated from outside of the City of Minneapolis. Please exercise caution when opening
links or attachments.
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1706 3rd Street NE  

Minneapolis, MN 55413 

 

Mei-Ling Smith, Senior City Planner 

Department of Community Planning & Economic Development 

250 S 4th Street, Room 300 

Minneapolis, MN 55415-1385 

 

September 30, 2020 

 

 

 

Re: 2301 California Street NE & 78 23rd Ave NE 

 

Dear Mei-Ling Smith, and The City Planning Commission, 

 

I am a resident of Bottineau neighborhood and on the Bottineau Neighborhood Association 

Board. I am writing this letter today to express my disapproval of the proposed development and 

rezoning of the property located at 2301 California Street NE. 

My reasons to deny the requested zoning changes & variances for this project include: 

 

1 The rezoning and included variance requests to allow this project as proposed would 

create spot-zoning. 

a. The land is zoned I-1. 

b. The site is mid-neighborhood and mid-block. 

c. The site is not a commercial corridor, not today and not in the 2040 plan. 

d. The adjacent land to the north (on the east side of California Street NE) is zoned 

R2-B and there are 5 - 1 and 2 story homes directly north of the site on the same 

(east) side of California Street NE. 

e. The land across California Street NE to the west is zoned R2B on 22nd & 23rd and 

California Street NE. There are 23 - 1, 1.5 and 2 story homes across the street 

from the proposal on 23rd and 22nd and California Street NE 

f. The adjacent land immediately south of the proposal on the east side of California 

Street is zoned I-1, is occupied by the California Building Company, home to 85 

artist studios since 1980. The use of the California Building is production space, 

metal working and artist studios. The building operates daytime and evening 

shifts. The shipping and receiving dock is on the north side of the California 

Building at 23rd Ave NE and there is active trucking use of 23rd Ave NE between 

California Street NE and the loading and truck parking area. The placement of 

164 residences, presumable families with children in the 2/3 BR units abutting our 

land, will create conflicts for the ongoing industrial uses on our land and 

effectively limit the value of our existing I-1 zoning rights. 

g. Adding a 6 story, 164-unit residential building mid-block/mid-neighborhood on a 

residential street is completely out character with the surrounding neighborhood. 



The proposed site is mid-block and mid-neighborhood in a neighborhood where 

nearly all the residential land is zoned R2B. According to a housing analysis done 

in 2007, by Greg Corrandini, Research Assistant, University of MN on behalf of 

the Bottineau Neighborhood Association, most of the housing stock in the 

neighborhood are Folk Victorian/American architecture (62.7%), 1 or 2 story blue 

collar housing, with 21.5% Bungalows most being 1.5 stories. 

h. The proposed project is not in scale with existing interior neighborhood industrial 

or mixed use buildings. The massing of the proposed 6 story development, height 

(87’), width (168’6”), length (426’) grossly outsizes anything in the interior of the 

Bottineau neighborhood. All existing mixed use and industrial structures are 

smaller, and shorter with nearly all office, mixed use and industrial structures 

being 1-3 stories. The only exception of a mid-neighborhood building taller than 3 

stories is the tower section of the historic California Building (built 1915) which 

is 6 stories. However, the tower of the California Building at 60’wide by 156’ 

long which is 1/3 the size of the proposed project. 

i. The proposed project does not respect the historical significance of existing 

structures. The proposed lack of setbacks and green space of the project create an 

effective 87’x168’x426’ wall to the north of the California Building and the 

sightlines and view sheds of the historic structure will be lost. The California 

Building, 2205 California Street NE, has historical significance to the 

neighborhood and city. The Mead and Hunt study, prepared in 2004 for the City 

of Minneapolis, note the California Building, built as the Minnesota Fibre Bottle 

Company Building in 1915 and recommend it for both local and National historic 

designation. 

j. The proposed project is not in scale with existing interior residential 

neighborhood with historical significance. The same 2004 Mead and Hunt study 

also identified the residential neighborhood bounded by Lowry Avenue NE on the 

north, the south side of 22nd Avenue NE, Marshall Street NE on the west, and 

California Street NE to the east, as an area of significance and integrity within a 

context of worker housing in the City of Minneapolis and stated the area deserves 

additional study for possible historic designation. 

k. The proposed project does not mitigate the conflicts between proposed 164 new 

residential uses and existing industrial (production) uses at the neighboring site. 

l. This residential project and it’s massing and scale belong on a commercial 

corridor and or community corridor and is better suited to Marshall Street NE, 

Lowry Avenue NE, University Avenue NE, or 2nd Street NE. 

m. The proposed project is outside of the Lowry Avenue Community Corridor. 

Minneapolis Plan for Sustainable Growth, 2009 encourages the development of 

low to medium density housing on Community Corridors to serve as a transition 

to surrounding low-density residential areas. More intensive residential 

development should occur at primary intersections where it is compatible with the 

existing character. 

2. The proposed project is zoned I-1. Residential use in the existing I-1 zoning is prohibited. The 

developer does not have a right to expect that a residential project will be allowed. The new 2040 

plan shows future land use as Production Mixed Use. Production Mixed Use designations allow 

residential uses as part of mixed use buildings that provide production space. The proposed 



project is first and foremost a residential project, that is offering only 5% of the built project 

(roughly 13,400 SF) as production space. The 2040 plan is brand new, providing only 5% of the 

built project as production space is a stretch of the definition of mixed use project and does not 

meet the spirit of this new designation which allows residential uses to be a part of a mixed-use 

production space project. In fact, the project doesn’t even align the 13,400 SF of production 

space with the I-1 zoned land to the south, to the contrary, they positioned the production space 

on the north side of the development adjacent to existing land zoned R2B. 

3. These types of box apartment buildings are getting approved all over the city right now. 

However, like my letter has stated, they are typically along busy corridors, not shoe-horned into 

small scale residential neighborhoods. The land being R2B directly across the street, and called 

interior 2 on the new 2040 plan, 23rd California is interior 4 but it sits across the street from 

interior 2. Furthermore, Interior 6 (on Lowry) would allow 6 stories however, the land is not 

Interior 6, and it abuts interior 2 land. 

 

This type of building does not fit the neighborhood at all including the overall height and size. 

We have tried working with the current developer. This type of project is freighting to come to 

our neighborhood. It doesn’t fit our history/culture, it has zero natural amenities, it does not 

create a high-quality physical environment, and will not create a healthy, sustainable, and diverse 

economy in our neighborhood.  

 

Thank you for taking the time to read my letter. Always feel free to email or call me with 

questions. 

 

Regards, 

 

Mitch Kall 

6123060784 

mitchkall@yahoo.com 

cc. Steve Fletcher 

Bottineau Neighborhood Association 
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From: Ray Canapini
To: Smith, Mei-Ling C.
Subject: [EXTERNAL] Comments for 2301 California Building Proposal
Date: Wednesday, September 30, 2020 10:11:58 AM

Hi Mei-Ling,

My name is Ray Canapini and I'm a homeowner at 2416 Grand St NE directly one
block over 2301 California St NE. Below are my comments for LS Black
Development's proposal.

Thank You,
Ray Canapini

Too Many Units 

Lowry Ave from Marshall to University region is predominantly single family
homes 
Number of units are disproportionately large for the surrounding area to
adequately support
Proposal should drastically reduce number of units and consider replacing with
more green space as well commercial

Inadequate Parking 

Proposal does not provide enough parking spaces for residents 
Proposal should include at least 2 spaces for 75% of residents

Added Local Traffic Congestion

The intersection of Lowry Ave & Marshall St was already a high congestion
traffic area prior to new developments
NE Gateway Housing (128 Units plus commercial) and now California St
Housing (164 units plus commercial) can easily add upwards of over 500 new
cars into a two block residential area that already has high traffic congestion
Future Lowry Ave plans are set to be single lane on each side to accommodate
for new bike lanes further reducing traffic flow

More Disruption in Quality of Life for Local Residents

In addition to NE Gateway development, residents will now endure another year
of lack of parking, on-going deafening construction and traffic issues

For example Common Bonds promised Grand St residents that Frana
workers will not be permitted to park around the development. This lasted
promise only lasted for a few weeks creating significantly less parking for

mailto:rcanapini@gmail.com
mailto:Mei-Ling.Smith@minneapolismn.gov


local residents 

[EXTERNAL] This email originated from outside of the City of Minneapolis. Please exercise caution when opening
links or attachments.
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